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T H E C I T Y OF S A N D I E G O 

REPORT TO THE PLANNING COMMISSION 

DATE ISSUED: October 4, 2007 REPORT NO. PC-07-141 

ATTENTION: Planning Commission, Agenda of October 11, 2007 

SUBJECT: COMM 22 - PROJECT NO. 122002. PROCESS 5 

REFERENCE: 

OWNER/ 
APPLICANT: 

Report to Planning Commission No. PC-05-318 

San Diego City School District, California Department of Education/ 
COMM 22, LLC (Attachment 17) 

IssueCs) - Should the Planning Commission recommend to the City Council approval of a 
252 unit mixed use, transit oriented development combining affordable family and senior 
housing with a day care facility, community serving commercial and retail space, office 
space, market rate live-work lofts and for sale townhomes on 4.58 acre site south of 
Commercial Street, between 21 s t Street and Harrison Avenue? 

Staff Recommendation -

1. Recommend to the City Council Certification of Mitigated Negative Declaration No. 
122002, and Adoption of the Mitigation Monitoring and Reporting Program; and 

2. Recommend to the City Council Approval of Rezone No. 415850, Progress Guide 
and General Plan and Southeastern San Diego Community Plan Amendment No. 
415854, Public Right-of-way Vacation No. 415855, Easement Vacation No. 454297, 
Vesting Tentative Map No. 415852, Planned Development Permit No. 454025, Site 
Development Permit No. 415853 and Conditional Use Permit No. 431367. 

Community Planning Group Recommendation - The Southeastern San Diego 
Community Planning Committee voted 7:0:0, on September 18,2007, to recommend 
approval of the proposed actions, with concerns. Please refer to the Discussion section. 

.Av* 

DIVERSITY 



— > 

Environmental Review - A Mitigated Negative Declaration No. 122002 has been 
prepared for the project in accordance with State of California Environmental Quality Act 
(CEQA) Guidelines. A Mitigation Monitoring and Reporting Program has been prepared 
and will be implemented which will reduce, to a level of insignificance, any potential 
impacts identified in the environmental review process. 

Fiscal Impact Statement - No fiscal impact. All costs associated with the processing of 
the appHcation are recovered through a deposit account funded by the applicant. 

Code Enforcement Impact - None with this action. 

Housing Impact Statement - The proposed project would create 252 new housing units 
on a currently vacant site. Of the 252 units, 197 would be affordable to lower income 
households. More specifically, 70 senior citizen units and 127 family housing units 
would be provided at 60 percent of area median income. The family housing units would 
include 34 units with three bedrooms for larger families or households. All of the 197 
affordable units would be rentals. There would also be 55 market-rate units which would 
include 17 townhouse condominium units, 11 studio units and 27 live-work lofts. 

BACKGROUND 

The project site is currently identified in the Southeastern San Diego Community Plan for 
Industrial and Residential uses (Attachment 1). The proposed project is located within the Logan 
Heights neighborhood of the Southeastern San Diego Community Plan, more specifically located 
on the southern side of Commercial Street, between 21st Street and Harrison Avenue 
(Attachment 2). The site is currently owned by the San Diego Unified School District (District) 
and was used as the District's Maintenance and Operations Center until 1988. The project is 
comprised of three separate sites, referred to as Site A, Site B and Site C. Site A currently 
contains six structures, Site B is currently vacant, and Site C currently contains concrete building 
foundations remaining from former uses (Attachment 3). 

Site A was first developed by the San Diego Board of Education with the construction of a 
single-story warehouse (Building A-l) between 1910 and 1915 at the northeast comer of the site. 
Building A-l was originally used for storage, a carpenter shop, and a stock room. Between 1915 
and 1925, a second story was added to the structure, and in 1920, a lean-to structure 
(Building A-2) was added to the west side of Building A-l. The City Schools Warehouse 
Building (Building A-3) was constructed in 1929 and consists of four stories plus a basement. 
Building A-3 housed a variety of uses, including auto repair and auto wash, print shop, welding 
and repair space, office space, and general storage. In approximately 1930, a carpentry shop 
(Building A-4) was constructed along the southeast side of Site A. This structure was originally 
a one-story building with crawl space and functioned as a carpentry shop. Building A-5 was 
added to the north side of Building A-4 in 1956 and functioned as a workroom, tool crib, paint 
department, and most recently as office and storage areas in support of the carpentry shop. A 
prefabricated metal building (Building A-6) is located at the southern tip of the site and was used 
for piano tuning and equipment repair. 
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Records indicate that the northern portion of Site B was used for material storage sometime prior 
to 1951. The southern portion of the site was occupied by residential dwellings from at least 
1906 through 1963. Site B was ultimately used for building material storage, vehicle and heavy 
equipment parking, and drum storage. 

Site C was developed as the District's Maintenance Facility around 1950. Site C contained four 
buildings; Building C-l, Building C-2, Building C-3, and Building C-4. Building C-l was used 
as a paint shop and electrical shop. Building C-2 was used for offices and a conference room. 
Building C-3 was used as a garage with offices and machine shop. Building C-4 was used as a 
welding shop and storage space. 

DISCUSSION 

Project Description 

The proposed project requires a General/Community Plan Amendment to change the site's land 
use designation as identified in the Southeastern San Diego Community Plan from Industrial and 
Residential to Community Commercial; a Rezone from SESDPD I-l and SESDPD-MF-3000 
Zones to CC-3-5 Zone; a Public Right-of-Way Vacation to vacate a portion of Irving Avenue and 
22nd" Street; an Easement Vacation to vacate drainage, sewer, and utility easements; Vesting 
Tentative Ma™ to subdivide the site for condominiums and separate- ownerships. Planned 
Development Permit to allow deviations from the regulations of the CC-3-5 Zone to provide a 
greater benefit to the City and the public, Conditional Use Permit to allow senior housing 
component of the project, and a Site Development Permit as required by the Southeast San Diego 
Planned District to allow development. The project is located on three sites along Commercial 
Street, between 21st Street and Harrison Avenue within the Southeastern San Diego Community 
Plan (Attachment 3). 

The COMM 22 project proposes to redevelop the former Maintenance and Operations Center 
into a mixed-use, transit-oriented development combining work-force family and senior housing 
with day care facilities, community serving commercial and retail space, office space, market rate 
live-work lofts, and for sale town homes (Attachment 4). An important part of the proposal is 
the reuse of the existing four-story warehouse building on the southeastern comer of Commercial 
Street and 21st Street. The existing warehouse would be rehabilitated to provide office and live-
work loft uses. The other seven buildings proposed by the project would be new construction 
(Attachment 5). The project would create 252 dwelling units, 27,835 square feet of commercial 
retail and office space, and a 5,447 square foot child day care facility for a maximum of 74 
children and 13 staff. Of the 252 dwelling units, the project would provide 27 market rate 
live/work lofts, 11 studio apartments, 127 affordable family and 70 senior housing apartments, 
and 17 for-sale market rate condominiums. 

In addition, the proposed project would include enhanced plaza areas for public gathering, 
pedestrian connectivity throughout the site, and convenient access to public transportation 
(Attachment 6). The proposed project would upgrade the infrastructure, including streetscape 
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improvements, re-alignment and construction of storm drains, water and sewer lines, and under-
grounding of power lines. » 

Community Plan Analysis 

The 4.6 acre project site located at 22 l̂d• and Commercial Streets in the Logan Heights 
neighborhood of the Southeastern San Diego Community Plan. The project site includes the 
south side of Commercial Street from 22nd" to Harrison Ave. which is currently designated 
Industrial. That portion of the project area immediately south of Commercial Street is currently 
designated Residential at a density range of 10 - 15 dwelling units per acre. The proposed 
community plan amendment would change the designation of the site to Community Commercial 
(Attachment 7). This designation is not currently in the Southeastern San Diego Community 
Plan. However, it is among those designations included in the draft General Plan. The 
Community Commercial designation would allow mixed use development with a residential 
density range of 30 - 74 dwelling units per acre. Based on the new designation, the project site 
could accommodate between 138 - 340 dwelling units. With 252 units proposed, the project 
conforms with the proposed density range. 

The Southeastern San Diego Community Plan currently does not include a mixed use land use 
designation. It does include a multiple use designation which allows either residential or 
commercial use but not both on the same site. Therefore the proposed amendment would 
introduce a mixed use, Coiiiiiiunity v^ommerciSi isnu use ucsignaticn 
Diego Community Plan. 

The site of the proposed community plan amendment is strategically situated for mixed use 
development in that it is immediately east of the East Village district of downtown where 
considerable mixed use development has occurred in recent years and is on a major transit 
corridor with a light rail station located nearby at 25*' Street. Given the location and the 
proposal to create a multi-acre mixed use development on a transit corridor, the proposed 
amendment could potentially begin to implement a "transit corridor village" as defined in the 
draft General Plan. The Village Propensity Map in the draft General Plan identifies the 
Imperial - Commercial corridor as having a "high" propensity for village development. . 

Conformance with Community Plan Objectives 

The proposed amendment would help to implement several objectives in the Southeastern San 
Diego Community Plan. The project would implement the Residential Element objective of 
respecting the housing character, scale, style and density of existing residential neighborhoods in 
that it would serve to transition from the commercial corridor along Commercial Street to the 
existing single-family and two-family residences located to the immediate south of the project 
area on Julian and Beardsley Streets and Irving Ave. The proposed residential units would be 3 
and 4 story townhouse style construction with a height of approximately 43 feet. The project 
would implement the Community Plan Commercial objective to provide attractive quality 
community and neighborhood commercial facilities by providing a variety of commercial 
services and facilities including a bank, health center, employment center, retail and office space 
and a child day care center. It would also address the Industrial Element objective of decreasing 
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land use conflicts between industrial and residential or commercial development by 
redesignating land fronting on Commercial Street from Industrial to Community Commercial. 
The redesignation would facilitate the phasing out of existing industrial and warehouse uses, 
replacing them with commercial and residential development. The existing industrial land along 
Commercial Street is primarily dominated by warehouse and storage uses and is not considered 
"prime" as defined in the draft General Plan. As specific mixed use and residential projects are 
proposed, the Collocation/Conversion Suitability Factors in the draft General Plan should be 
applied in order to assess impacts. These factors are addressed more fully with respect to 
COMM 22 in Attachment 5 "Response to Planning Commission Initiation Issues." 

The project addresses several Urban Design Element objectives. First, it would improve the 
visual and physical character of the neighborhood by providing well designed storefronts with 
residential townhouse style units on top, on a site that has long been vacant and underutilized. 
Secondly, it would upgrade the quality of new multi-family residential development by 
introducing live-work units into the Southeastern community and providing new multi-family 
housing that address recommendations in the Urban Design Element of the community plan to 
control bulk and scale by breaking building facades into smaller scale visual components, 
varying the exterior facades and incorporating balconies and ground level and upper story 
setbacks. Finally, it would enhance the community's image through streetscape improvements 
along major streets and within the neighborhoods by proposing both hardscape and landscaping , 
improvements along Commercial Street, including pedestrian pop-outs at 22" * Street and where 
Harrison Street intersects with Commercial Street, new sidewalks and street trees. 

Finally, the project would address several Social and Economic Element objectives. First, it 
would contribute to achieving an economically and ethnically balanced community by providing 
197 of 252 total units affordable to low income and senior households. Secondly, it would 
provide housing for all family sizes, including larger families by providing 27 live-work units, 42 
studio apartments, 66 one-bedroom units, 68 two bedroom units and 49 three bedroom units. 
Thirdly, it would increase job opportunities and resources within the community by providing an 
estimated 45 - 55 new jobs generated by the new housing, childcare center and employment 
center. 

Planning Commission Initiation Hearing 

On November 17, 2005, the Planning Commission initiated an amendment to the Progress Guide 
and General Plan and Southeastern San Diego Community Plan by a vote of 6-0-0. At that 
hearing, staff was directed to analyze a number of land use issues. These included analyzing the 
broader Imperial Ave. - Commercial St. corridor with respect to land use and residential density 
potential, the future of the existing industrial uses on the corridor, the appropriate mix of 
affordable to market-rate housing on the corridor and the appropriate land use designation for the 
project site. Staffs analysis of these issues are covered in Attachment 8 entitled "Responses to 
Planning Commission Initiation Land Use Issues." 

To briefly summarize the analysis, the Imperial Ave.- Commercial St. corridor is strategically 
situated (Attachment 9). In conjunction with a second major mixed use project located 
immediately north of the COMM 22 site on Imperial Ave., there is potential to create a dramatic 

- 5 -



oo.o9oa_ 

revitaUzation catalyst which could eventually transform the entire corridor from an underutilized 
warehouse/storage area to a mixed use village, taking advantage of the location near downtown 
and the trolley station at 25th- St. f^ 

Relationship to Other Pending Community Plan Amendments 

Currently, there are two other community plan amendments pending in the Southeastern San 
Diego community plan area. Both are significant and relate to the COMM 22 amendment. 

One community plan amendment is on the north side of Commercial Street and on Imperial 
Avenue immediately north of the COMM 22 amendment. This amendment would involve the 
redevelopment of the Farmers Market site, also for mixed use. This proposed project is 
proposing approximately 430 dwelling units on a 3 acre site for a density of approximately 130 
dwelling units per acre. In order to accommodate this level of development, this amendment is 
proposing an Urban Village designation. This amendment, in conjunction with the COMM 22 
amendment has the potential for creating a synergistic critical mass in the form of two major 
mixed use, high density projects that could stimulate additional major reinvestment along the 
remainder of the Imperial Ave. - Commercial St. corridor. The Farmers Market amendment is 
now under review. Attachment 6 illustrates the location of the proposed Farmers Market project 
in relation to the COMM 22 project and the entire Imperial Ave - Commercial St. corridor. 

Th^ ^tlier amencm^ent has Deen suDmitteu DV tne souincasiem ncunomic L-'cVciotjiiient 
Corporation to allow mixed use and higher density residential development primarily along 
Imperial Avenue and one of the pilot village sites located at Euclid/Market. This amendment is 
also now under review. Although none of the projects involved in this amendment are on the 
Imperial Ave. - Commercial St. corridor, it would introduce new mixed use land use designations 
to the Southeastern Community Plan that would be subsequently be available for other areas in 
the Southeastern community where mixed use, higher density development would be appropriate. 

Additionally, the City Planning & Community Investment Department is planning to begin an 
update of the Southeastern San Diego Community Plan sometime in the next calendar year, 
pending the availability of fiscal and staffing resources. The update would provide the 
opportunity to examine the long term future of the corridor comprehensively and to tie all of the 
issues identified in this analysis together. 

Architectural Design Statement 

The vision of the design is to increase commercial, housing, community services and optimize public 
access through the existing neighborhoods of the Logan Heights Area to benefit the community. The 
design would provide a compact, affordable, urban neighborhood by creating a distinctive district. This 
district would be physically defined by the system of existing streets, neighborhood blocks, and the San 
Diego Trolley (Attachment 8). The project design would encourage pedestrian circulation and access to 
the San Diego Trolley. The proposed hierarchy of sidewalks, alleyways, lanes and streets would focus 
the pedestrian activity to the commercial retail component along Commercial Street and 22nd• Street. 

( 
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The neighborhood would be composed of a variety of uses such as; residential apartments, retail, 
child care, senior housing, and various neighborhood commercial services. Courtyards,, urban pocket 
parks and landscaped open spaces could serve as gathering places for active and passive recreation, 
social interaction and a community space for all residents and visitors. 

Architectural Character 

The identity of the private and public spaces would reflect an architecturally urban design while creating 
a new vertical building type that would aspire to reinterpret and support the historic building qualities 
established by the former warehouse development. The following attributes characterize the proposed 
building design and esthetic for the three sites; A, B & C: 

• Distinctive window patterns emulating a warehouse feeling and quality, 
• Various roof forms and heights to facilitate solar power generation; 
• Contemporary materials, such as corrugated metal panels; rails; vertical and horizontal 

awnings and signage; and the visual enhancement of building elements; 
• The use of eclectic patterned glass frames in residential units with other vertical windows at 

lobbies and retail areas; 
• The use of horizontal building wall planes articulated to compliment the exterior lines of the 

existing warehouse building; 
• Front doors and stoops of townhomes in buildings 2 and 3 on the southern edges of the 

project to foster a character reminiscent of a row home' 
• Use of color to provide a lively urban esthetic and artistic quality, while also injecting a 

rhythm to segment and separate the building massing; and 
• Integrated retail and service orientated uses to provide services to existing local and future 

residents. Signage elements to create a retail identity and directional signage within and 
along the building perimeter to promote commerce and comprehension of the site by users. 

Site Engineering 

The project is very complex and requires a significant effort in the areas of coordination and 
design. As an infill redevelopment project adjacent to the San Diego trolley on a site with 
numerous easements and public improvements and infrastructure, the public improvements 
required for the project's implementation are extensive. The site work would include grading for 
all new structures, numerous utihty and drainage modifications, a partial vacation of Irving and 
22nd" Streets within the project limits, preparation of the site for construction of all new buildings 
and modifications to the existing buildings retained (Attachment 4, Sheets 1 of 8 through 8 of 8). 
The site is comprised of paved work areas in the eastern portion, structures and pavement in the 
western portion, and public streets. Remedial grading would be performed as necessary where 
underlying soils have been contaminated by previous activities occurring on the site. The 
majority of the site grading is necessary preparation for construction of the subterranean parking 
structures. The excavation for the parking structures would remove most, if not all, of the 
existing contaminated soils. The County of San Diego Department of Environmental Health 
would monitor all excavation of contaminated soils. All contaminated soils would be disposed 
of at the appropriate disposal sites permitted for receipt of such material. Clean excavated 
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material would also be disposed of at properly permitted sites. The proposed grading would 
require approximately 56,312 cubic yards of excavation and no embankment. 

Wastewater improvements 

An existing fourteen inch wastewater line crosses the site from east to west passing under 
existing structures on the proposed Lots 1, 2 and 3. This existing line would be realigned to flow 
north in Harrison Avenue, west on Commercial Street, and south in 21 s t Street where it would 
reconnect to the existing fourteen inch wastewater line in 21sL Street. The wastewater line in 
Commercial Street would be placed as close as practical to the southerly curb to minimize any 
potential impacts constructing the line may have on the adjacent trolley system. Trench shoring 
during construction is anticipated. An existing six inch wastewater line also flows southeast to 
northwest and intersects the proposed Lot 3 where it connects to the existing fourteen inch line. 
This line would be rerouted in 22^d• Street to flow northward until reaching the proposed fourteen 
inch wastewater line in Commercial Street. 

Another existing six inch wastewater main flows northwesterly down the alley between Irving 
and Harrison Avenue. This six inch line would be rerouted through the site to Commercial 
Street. A new eight inch line and associated easement are proposed between Lots 6 and 7 and an 
existing private sewer lateral connects directly to the fourteen inch line near the southern 
property line on Irving Avenue. Since the fourteen inch line will be removed, this lateral would 
be rerouted lo iiic pi'oposcd eight inch line, A private sewer easerneiit would he required for this 
lateral. The Vesting Tentative Map shows these proposed public improvements (Attachment 4, 
Sheets 1 of 8 through 8 of 8). 

Water improvements 

The project site currently has a variety of existing water mains entering and crossing the property. 
The site is surrounded by existing 6, 8, 10 and 12 inch water mains located in the public right-of-
way. Domestic water and fire service would be provided to the site through water meters for 
domestic service and separate fire service laterals and backflow prevention devices for the fire 
protection sprinkler systems. 

The proposed improvements to the public water system are: 

• Installation of a twelve inch water main in Cesar E. Chavez Parkway between Irving 
Avenue and Julian Avenue. 

• Installation of a twelve inch water main in Beardsley and 22nd Street between Julian 
Avenue and Commercial Street. 

• Installation of a fire hydrant where Irving Avenue is vacated. 
• Installation of a fire hydrant on Harrison Avenue between Commercial Street and Cesar 

E. Chavez Parkway. 
• Installation of a fire'hydrant at Beardsley Street and 22nd' Street. 
• Relocation of a fire hydrant at Commercial Street and 22nd' Street. 
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• Replacement of an existing eight inch water line in 21st" Street from Julian Avenue to 
Commercial Street. 

• Replacement of an existing eight inch line in Julian Avenue from 21st Street to Beardsley 
Street. 

The Vesting Tentative Map shows these proposed public improvements (Attachment 4, Sheets 1 
of 8 through 8 of 8). 

Street Vacations/Rezoning 

A street vacation is proposed for the northern end of Irving Avenue and a portion of 22" ' Street 
where it intersects with Commercial Street (Attachment 4, Sheet 4 of 8). The existing trolley line 
in Commercial Street imposes specific clearance requirements on any work in the area of the 
trolley. All proposed public improvements on Commercial Street, including curbs must be a 
minimum of twelve feet from the existing trolley and, where on-street parking is provided there 
must be a minimum of twenty feet of physical separation between the trolley line and any 
improvements. 

The project proposes to rezone the properties from SESDPD MF-3000 and SESDPD I-l to 
CC-3-5. Attachment 11 indicates the limits of the proposed rezone. 

Proposed Devjaikms 

The COMM 22 project proposes nine deviations from adopted regulations and one deviation 
each from the street, wastewater and water design manuals. Staff has reviewed each of the 
requested deviations and supports approving the project with the deviations. Without approval 
of these deviations the project as conceived cannot be constructed and the greater benefits from 
implementing the project would not be realized. 

Nine deviations are requested for the project from the Land Development Code sections, tables 
and one deviation each from the adopted Street Design Manual, Sewer Design Guide and Water 
Department Facility Design Guidelines. The deviations are to provide relief from the following 
Land Development Code regulations: 1) 131.0531 and Table 131-5E, 2) 131.0531 and Table 
131-5E, 3) Section 131.0531 and Table 131-05E, 4) Section 131.0540(c), 5) Section 131.0552, 
6) Section 131.0554 and Table 131-05F, 7) Section 132.0905, 142.0510, 142.0525, 142.0530 and 
142.0560, 8) Landscape Regulations Table 142-04D and 9) Section 142.0409(a)l. 

Deviation One: According to the CC-3-5 zone, the maximum allowable density on Site C is one 
unit per 1500 square feet of lot area or a maximum of 16.34 units. The project proposes to round 
up to reach a maximum of seventeen dwelling units on Site C. Staff supports this deviation to 
realize the greater benefits from implementing the project. A deviation from the maximum 
residential density permitted under the CC-3-5 Zone is necessary in order to provide an optimum 
number of affordable housing units over the total project site. Sites A, B and C. 
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Deviation Two: The project proposes a maximum front setback of 15 feet where the CC-3-5 
Zone allows a maximum front setback of 10 feet. A deviation from the maximum front setback 
is necessary in order to accommodate a drainage easement along the Commercial Street frontage. 

Deviation Three: The CC-3-5 zone required side and rear setback is ten feet at Site C. The 
applicant is proposing a five foot setback along the side and rear yard. To provide the greatest 
number of for-sale townhomes possible on as large a site as possible, staff supports the deviation 
to realize the greater benefits from implementing the project. 

Deviation Four: The project proposes to allow residential use and residential parking in the first 
thirty feet of the lot on Site C. The regulation is designed to bring commercial uses to the street 
edge and limit parking and residential uses behind those commercial uses. Staff supports this 
deviation to realize the greater benefits from implementing the project. 

Deviation Five: The CC-3-5 zone requires fifty percent of a street wall between three and ten 
feet above grade to be transparent. Windows looking into garage spaces do not count towards 
satisfying this requirement. Along Site C, seventeen for-sale townhomes, all of the ground level 
structure is considered garage and glazing provided in these locations do not meet the 
requirement. Staff supports this deviation to realize the greater benefits from implementing the 
project. 

Deviation Six: The project proposes zero to four offsetting planes on building facades fronting 
the public right-of-way where a minimum of six offsetting planes are required per building 
fa9ade. Without a deviation from the building articulation requirement for individual buildings, 
three bedroom family dwelling units would be reduced in floor area, to provide the necessary 
articulation, and would become two bedroom dwelling units. The articulation of the project has 
been viewed from a perspective of the whole development rather than individual buildings. How 
the spaces between buildings interact with each other, how negative and positive space is created 
throughout the development and not only how an individual building is articulated. Staff has 
considered the development of the entire site in deciding to support this deviation and not solely 
the individual buildings. Providing articulation on a building by building basis rather than a view 
which examines the whole development is not preferred over the loss of family oriented dwelling 
units. The provision of open spaces, courts, and building placement considered cumulatively has 
been considered rather than a finite examination of the individual buildings. Articulation has 
been examined in a manner that would examine the sum of the entire development, not just the 
pieces making up the building units of the development. Staff supports the deviation to realize 
the greater benefits from implementing the project. 

Deviation Seven: The project proposes to implement alternative parking standards. Four 
specific deviations are included in this request. The project will reduce the parking ratio for the 
senior housing component from 1.0 per unit to 0.60 spaces per unit and provide six total guest 
parking stalls. The project will provide all of the parking required for Building 1 on Site B. The 
parking ratio for the commercial retail uses will be 2.1 spaces per 1000 square feet. The project 
will count tandem parking spaces as two stalls where tandem spaces are normally counted as one 
space. The project will allow residential parking along the first thirty feet of the lot for Site C 
where the CC-3-5 zone prohibits parking in this area. The alternative parking standards are 
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requested to facilitate the project's transit-oriented design and in consideration of the site's 
irregular lot shapes and the unique site constraints presented by infill development in an older 

s'~"\ neighborhood which also serves as a telecommunications hub and transit corridor for the City of 
, San Diego. The transit-oriented design focuses on pedestrian activity and use of the trolley 
system in an effort to alleviate the need to provide parking on each site at the standards presently 
in effect. The current parking design creates greater efficiencies in the garage plan and allows 
other uses on the property such as courtyards and open areas and the development of an 
affordable housing project. Staff supports the deviation to realize the greater benefits from 
implementing the project. 

Deviation Eight: The landscape regulations require one tree within thirty feet of each parking 
space. Due to the existing SDG&E easement along the southwest comer of Site B, trees cannot 
be located within 30 feet of each space. As an alternative, the required number, of trees would be 
located elsewhere on the site in the courtyards and other pedestrian use areas. Staff supports 
these deviations to realize the greater benefits from implementing the project. 

Deviation Nine: The project proposes to allow unconventional tree spacing along the western 
portion of Commercial Street. A deviation from the tree spacing requirement is necessary in 
order to preserve the historic building characteristics, including preservation of the existing ramp, 
and the deviation is needed for emergency fire access requirements. In order to off-set the tree 
spacing deficiency, the appUcant has incorporated enhanced planting in other areas of the project 
site. 

The Street Design Manual deviation will result in greater utilization of the site for the provision 
of affordable housing and will not negatively impact the provision of public services or facilities. 
Commercial Street is a 2-Lane Collector as shown in the Southeastern San Diego Community 
Plan's Transportation element. The curb-to-property line distance in the current Street Design 
Manual for this street classification is twelve to fifteen feet. In the case of a twelve foot parkway, 
a five foot general utility easement is required. The project will provide a ten foot parkway to 
allow the right-of-way to remain at the edge of the proposed drainage culvert and not reduce the 
area available for development of the site. 

The Sewer Design Guide deviation would allow a new public improvement while preserving the 
existing trolley line without disruption to service and result in a safe facility. The project would 
install the new wastewater line on Commercial as close to the southerly curb line as possible. 
The ideal location would normally be beneath the parking lane within the right-of-way. To 
preserve the integrity of the trolley line, the new wastewater line would be located as far from the 
trolley tracks as possible to facilitate construction with the least impact on the tracks and the east 
bound driving lane of Commercial Street. 

The Water Department Facility Design Guidelines deviation would locate a new water main in 
the 22nd' Street right-of-way yet beneath the curb and sidewalk under the pedestrian pop-outs at 
the intersection of 22nd" and Commercial Street. This would facilitate the reconnection of the 
water main to the existing ten inch main at the vacated Irving and Commercial Streets. Locating 
the water main further into Commercial Street could require construction extremely close to the 

/" existing trolley tracks potentially resulting in an interruption of service. 
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When considering the benefits the proposed project would bring to the community and City, staff 
supports these deviations. Other than the deviations listed above, the proposed project will 
comply with all other regulations of the Land Development Code and all Council policies 
relevant to the site. 

Community Planning Group Recommendation 

The Southeastern San Diego Community Planning Committee voted on September 18, 2007 to 
recommend approval of the proposed actions, with concerns (Attachment 12). The applicant has 
prepared a response to each of the 24 concerns expressed by the community group. Please refer 
to Attachment 13. 

CONCLUSION 

Staff has reviewed the request for a rezone. Southeastern San Diego Community Plan 
amendment, public right-of-way and easement vacation, vesting tentative map, planned 
development permit, site development permit and conditional use permit to allow a 252 unit 
mixed use, transit oriented development combining affordable family and senior housing with a 
day care facility, community serving commercial and retail space, office space, market rate live-
work lofts and for sale townhomes on a 4.58 acre site. All issues identified through the review 
process nave occn rcsoiveu m oui.ixv̂ ii»i.ijj.iv̂  *nui UUIS|JLWU \̂ n.y v̂ wuiî n ^uii^iwo cu-m Î ^UIO-LIUHO WI 

the Land Development Code. Staff has provided draft findings to support approval of the 
vacations, subdivision map and development permits (Attachments 14 and 15) and draft 
conditions of approval (Attachments 14 and 16). Staff is recommending the Planning 
Commission recommend to the City Council approval of the project as proposed. 

ALTERNATIVES 

1. Recommend to the City Council they Certify Mitigated Negative Declaration No. 
122002, and Adopt the Mitigation Monitoring and Reporting Program; and Recommend 
to the City Council they Approve Rezone No. 415850, Progress Guide and General Plan 
and Southeastern San Diego Community Plan Amendment No. 415854, Public Right-of-
way Vacation No. 415855, Easement Vacation No. 454297, Vesting Tentative Map No. 
415852, Planned Development Permit No. 454025, Site Development Permit No. 415853 
and Conditional Use Permit No. 431367, with modifications. 

2. Recommend to the City Council they Do Not Certify Mitigated Negative 
Declaration No. 122002, and do not Adopt the Mitigation Monitoring and Reporting 
Program; and Recommend to the City Council they Deny Rezone No. 415850, Progress 
Guide and General Plan and Southeastern San Diego Community Plan Amendment No. 
415854, Public Right-of-way Vacation No. 415855, Easement Vacation No. 454297, 

/ " * x 
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Vesting Tentative Map No. 415852, Planned Development Permit No. 454025, Site 
Development Permit No. 415853 and Conditional Use Permit No. 431367, if the 

-> findings required to approve the project cannot be affirmed. 

Respectfully submitted. 

v 
Mike Westlake 
Program Manager 
Develonajent Services Department 

'Fisher 
development Project Manager 
)evelopment Services Department 

M a j ^ ^ f t g h t 
Deputy Director 
City Planning & Community Investment Department 

BOEKAMP/JSF 

Attachments: 

1. Community Plan Land Use Map 
2. Aerial Photograph 
3. Proj ect Vicinity Map 
4. Project Plans 
5. Aerial Perspective 
6. Courtyard public spaces 
7. Proposed Community Plan Amendment (under separate cover) 
8. Response to Planning Commission initiation issues 
9. Imperial Avenue/Commercial Street Corridor 
10. Master Site Plan 
11. Proposed Rezone, Drawing B-4254 
12. Community Planning Group Recommendation 
13. Applicant responses to community concerns 
14. Draft Map Conditions and Subdivision Resolution 
15. Draft Resolution with Findings 
16. Draft Pennit with Conditions 
17. Ownership Disclosure Statement 
18. Project Data Sheet 
19. Project Chronology 
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COMM 22, PTS# 122002 

Southeast San Diego Community Plan Amendment 

Proposed Text and Graphics 
(Exiting Graphics for reference) 

(under separate cover, available from the Planning Commission Secretary) 
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Attachment 8 

RESPONSE TO PLANNING COMMISSION INITIATION LAND USE ISSUES 

Coordinate with the Central Commercial District Revitalization Corporation 
(CCDRC) on a land use study they are undertaking for the Imperial-
Commercial Street Corridor. 
The CCDRC study would analyze the existing mix of uses along the Imperial 
Ave.-Commercial St. corridor and propose a generalized vision and 
redevelopment objectives but would not make parcel specific land use 
proposals or recommendations. Staff has met several times with 
representatives of CCDRC and their consultant to coordinate information. 
Although CCDRC's land use study has not been completed, there is consensus 
among the CCDRC Board and city staff that given the strategic location of the 
Imperial-Commercial corridor immediately east of the East Village and the 
25 h/Commercial trolley station, it offers significant potential for mixed use 
and with high density residential uses. 

Analyze the impacts of nearby industrial uses on planned residential 
development as a result of the community plan amendment. 
Even if the entire Imperial Ave.-Commercial St. corridor were to be 
redesivvGted for mixed use and higher densitv residential development, it 
would likely be a period of years before the entire corridor were to be 
redeveloped. In the meantime, existing industrial uses would be allowed to 
remain indefinitely. In the immediate future, the proposed redevelopment of 
the Farmers Market site would remove existing industrial uses immediately 
across Commercial St. from the Comm22 project. As individual projects are 
proposed, the Collocation/Conversion Suitability Factors listed in the draft 
General Plan would be applied. 

Application of the Collocation criteria to the Comm22 project site indicates 
that there would be little impact since the site is primarily vacant and the site 
is not prime industrial land as defined in the draft General Plan. Given its 
location in an older, commercial-industrial corridor, it is not an attractive 
area for manufacturing, research and development or other industrial uses. 
The site is not considered "prime " as defined in the draft General Plan. 
However, the proximity to the trolley station at 25th Street and to downtown 
enhances the feasibility for mixed use development. Proximity to the East 
Village provides access to needed consumer services associated with 
residential development and the proposed Farmers Market project would also 
help to provide needed food related services. School facilities are available a 
few blocks to the south and east by Burbank Elementary School located at the 
intersection of Evans St. and Irving Ave. 

A negative factor for any change of land use on the site is that the Mitigated 
Negative Declaration environmental report prepared for the project does 
indicate that the underlying soil on the site contains hazardous materials 
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(petroleum hydrocarbons, heavy metals including lead and other regulated 
waste from previous uses on site). The project will have to prepare a Property 
Mitigation Plan (PMP), a Health Risk Assessment and monitoring reports 
prior to any construction activities which will recommend specific measures 
to remediate the soil conditions. Specific approval from the County of San 
Diego Department of Environmental Health would be required prior to 
construction to confirm that the hazardous materials have been removed. 

Immediately east of the Comm22 site is a recycling center. It is a small scale 
business and generates relatively little traffic impact and little noise. 
However, it may present similar underground toxic waste issues. Another 
developer is currently preparing a redevelopment proposal for that site. When 
that proposal is submitted, it may be required to undergo the same type of 
analysis and remediation process that was required of the Comm2 2 project 

Analyze the broader Imperial-Commercial corridor, including the future of the 
industrial uses which currently are a dominant land use on the corridor. 
Overall, the existing character of Commercial Street from 1-5 to 28? Street is 
approximately 2/3 industrial and warehouse uses and approximately 1/3 
commercial uses with isolated residential uses. The entire corridor constitutes 
/ - • • * . • ** •*nv l - ** ts i *n l i t S / r t r ' v n f I t t l t / y s j v t t i f j y / ' / ^^ -^ "T ' / ^ / ^ l - M t i r t r a i n n o • ^ o n o v i m ^ r t f o n f s t t l t o 
l A U U I \ S S m i t \ J t t < L , t V - / i - U b - f 1 - i J . * . J • . > » * - k - i * * * ! »-• W » - » l • » » * W < r r v w " V • - ' » - • • i * * * w . * , . > , . r u . i . v ~ > - w w ! - w 

Community Commercial designation which is proposed to be applied to the 
Comm22 project site and excluding the acreage in the Comm22 and Farmers 
Market projects, the capacity of the corridor would range from 
approximately 1,350 to 3,300 dwelling units. Some of the warehouses 
conceivably could be converted into loft or live-work units as the Comm22 
project is proposing. 

Analyze the appropriate density on the corridor beyond the immediate 
community plan amendment site. 
Analysis done pursuant to the review of another community plan amendment 
now under review for redevelopment of the Farmers Market site indicates that 
that project meets the criteria for an Urban Village land use designation. That 
project is proposing a mixed use redevelopment with a residential density of 
approximately 130 du/ac. Both projects will require amendments to the 
Southeastern Facilities Financing Plan to assure that sufficient public 
facilities will be available to accommodate the planned density. Given the 
strategic location of the Imperial-Commercial corridor immediately east of 
the East Village and within close proximity of the trolley station at 25l Street, 
a vision of high density, mixed use development along the corridor appears to 
be justified from a planning standpoint 

Analyze the appropriate balance between affordable and market rate housing 
on the corridor. 
If the vision of high density mixed use development is implemented on the 
Imperial-Commercial Street corridor, a balance between affordable and 
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market rate housing is essential. Since 197 of the 252 housing units planned 
as part of the Comm2 2 project would be affordable, there is the potential for 
some of these affordable units to serve as a relocation resource for other low-
income households who might subsequently be displaced by future 
redevelopment along the corridor. The Comm22 project also balances the 
proposed Farmers Market redevelopment in that that project would be 
primarily market-rate with only the required 10 percent inclusionary housing 
units planned to be affordable. 

Any mixed use designation that is applied to the project site should also be 
applicable elsewhere along the corridor. 
The Community Commercial land use designation that is being proposed for 
the Comm22 project would also be potentially applicable to the remainder of 
the corridor in order to implement the vision of high density, mixed use 
development. New mixed use designations being proposed by the Southeastern 
Economic Development Corporation (SEDC) in a community plan amendment 
now under review would also potentially be applicable. The exception would 
be the Farmers Market site which is requesting an Urban Village designation 
in order to allow the very high density of 130 du/ac that is proposed there. 

Analyze the most suitable mix of commercial uses along the corridor. 
Preliminary indications from the Comml2 project and the Farmers Market 
project are that a mix of retail and office uses with higher density residential 
may be potentially feasible. In order to maximize trolley access and to best 
coordinate land use with transit, the highest development intensities should be 
in the immediate vicinity of the trolley station at 25th Street. The existing 
warehouses offer potential for conversion to live-work units or loft 
apartments. 

Analyze the potential for employment opportunities that might be created as a 
result of the amendment. 
The amendment is expected to create an estimated 45-55 jobs. These would be 
generated by the senior housing complex, the multi-family housing, the 
childcare center, an employment center being planned by the MAAC 
Corporation, one of the not-for-profit applicants and the proposed retail and 
office activity. It is also expected that each of the 27 live-work units would 
generate employment. 
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SOUTHEASTERN SAN DIEGO PLANNING COMMITTEE (SESDPC) 5 

3 o 
Minutes X 

September 10, 2007 - 6:30 P.M. 3* 
Z 
H 

1. CALL TO ORDER, ROLL CALL, AND INTRODUCTIONS: 
Members Present; James Justus, Julie Valle, Vincent Noto, Reynaldo Pisano, Steve Veach, —• 
Louise Torio, Maria Riveroll. r o 

Members Absent: Pilar Arballo, Robert Leif, Ivette Vela, Joshua Von Wolfolk, Reginald Womack. 
Staff Present, Myles Pomeroy, City Planning & Community Investment Department, 
Rosaura Castellon, State Certified Translator 

Staff reports were taken out of order due to lack of a quorum. 

2. STAFF REPORTS: 
Ana Molina. Chief of Staff. Fourth District Council Office: 1. Introduced Yolanda G. Apalategui, who is 
our new representative from that office. 2. The Eighth District office has a goa! of 32 cleanups during 
the fiscal year. Two of them have already been held. 
Ricardo Flores. Congresswoman Susan Davis Office: 
Congress is back in session this week. Ricardo distributed the "Davis Dispatch" and indicated.that 
Congresswoman Davis has a full time staff person in her office to assist with expediting issuance of 
passports. 
Myies Pomeroy. Citv Piannino & Communiiv investment: i . General Pian should be completed in the 
next couple of months. 2. On track with seeking funding for the update of the Southeastern San Diego 
Community Plan (involves Encanto Planning Group as well) (It has not been decided what the exact 
boundaries will be that will be covered by this Community Plan). 3. Barrio Logan Steering Community 
looking at Consultant proposals. A. Molina indicated that the preliminary review is in progress. 
Members for the Steering Committee will be chosen by lottery. 
Board Member Julie Valle arrived. 
Petrina Branch. Fourth District Council Office: 1. Distributed the Council Office's "Weekly Update" outlining 
the many activities throughout the Fourth District. Petrina highlighted the Filipino Festival that will be held on 
October 6, 2007. 

3. PUBLIC COMMENTS: None. 

2. APPROVAL OF TODAY'S AGENDA (ADDITIONS OR OMISSIONS): 
Motion: James Justus, Second: Louise Torio, MSC 7-0-0 

5. CONSENT ITEMS: None. 

6. ACTION ITEMS: 

A. ARC Training Center. 3030 Market Street Project #122476 - proposed expansion of 
existing site with a new structure. Continued. 

B. Comm 22 Mixed-Use Project. Project #122022 Comm22 Proposed M ixed -Use Pro ject . 
Commerc ia l be tween 22 n d & 24 t n S t reets . Project #122002 & 424564: Project bv Bridge 
Housing, MAAC Project, and the Bronze Triangle CDC. Members of the Team Present: Adolfo 
Ventura, MAAC Project, Amul fo Manriquez, Project Manager, MAAC Project; S teven Sutton, 
Project Manager, Bridge Housing Corporation, and Brad Wiblin, Bridge Housing, Presenter. 
Note : This is an expedited affordable housing project under City Council Policy 600-27. 
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Brad Wiblin presented the proposed plans for development of the empty tots owned by City Schools at S 
22™* and Commercial. Development plans were discussed for the Project to be developed on a long- ^ - " 3 
term lease. Proposal includes the construction of 127 Affordable Family Rental Units (projected rents:' > 
$414 to $646 for 1BR; $466 to $776 for 2BR; and $518 to $1,076 for 3 BR); 70 affordable Senior Units 31 
(studios $363 to $603) 40 Market Rate Loft Rental Units (TBD FMV projected at $2.50/sf triple net). In j ^ 
addition, there are plans for 1*0,000 sf Office Space; 6,500 sf Day Care; 3,000 sf Bank and 19,800 sf 2 
Retail space. ^ 
A total of 393 parking spaces for site B. and 122 for site A over a 4.58 acre site, a total of 252 residential 
units for an overall density of 60 du/acre. —* 
The remarks herein are an accumulation of all the previous presentations before the Projects Committee™ 
and the Board. 
Documents Provided: 

1. Conceptual Master Site Plan (artist's renderings of proposals described above. 
2. Project Fact Sheet. 
3. Initial Project Assessment Letter dated June 14, 2007, incl. PTS Report. 
4. Elevations. 
5. Landscaping Plan. 
6. SDPD Review and Recommendations, dated July 13, 2007. 
7. Project Site Plan. 
8. Site Photos. 
9. Copies of Muni Code pages from Chapter 13 explaining the CC-3-5- Zone. 
10. City of San Diego Information Bulleting 538 issued June 2007 "Expedite Program for 

Affordable/ln-Fill Housing and Sustainable Buildings". 
11. Memo to Sherman Heights Revitalization Committee regarding their response to the 

SDPD Review and Recommendations. 
12. Revised Draft Mitigated Negative Declaration dated 8/16/07. 
13. List of the Deviations with attached Draft Findings. 

Presentation: 
> Filed a resubmittal. 
> Tenants must be low-moderate income of $38,600 for a family of 4. . 
> The Floor Area Ratio (FAR)is 1.98. 
> The bulk of the buildings will not exceed 40', the height of the existing historical building built in 

1929, a warehouse for the San Diego Unified School District. 
> The proposed vacation of Irving Street will maintain the orientation of the street which the 

original developer had created so that the residents could take full advantage of the sunlight. 
> The cost of construction is $90 million dollars. 
> No commitment from Community Bank as yet to become tenant, no letters of interest or 

commitment. 
> No specific funding is in place as yet. Funding is dependent on the City permits being attained. 

They will be applying for a grant from the State of CA (Prop 1C -2.28 mil for affordable housing) 
out of a bond that provides assistance with the infrastructure for this type of project. 

> Wood composition is recognized as flammable and sprinklers will be installed throughout. 
> Historic designation is being sought for the warehouse building that will rehabilitated should 

exceed the Secretary of the Interior's Standards for Historic Rehabilitation. 
> MAAC performed community outreach by doing direct mailings and holding a couple of 

community meetings, that were attended by only 5-6 residents. Mr. Aguirre indicated that 
MAAC will do a door-to-door survey of the adjacent neighbors. 

> Project reflects a Transit Oriented Development (TOD) aspect due to the proximity to the trolley 
and other mass transit. 

> Existing small business will be given priority. 
> Roof-top gardens are not allowed in San Diego, that plan was scratched. 
> Several common use interior patio areas with cement benches that would serve as a "watering • 

hole" and provide privacy for the residents have been designed, some more private than others. 
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> Phase I and Phase II Assessments have been completed to determine if there is any soil ^ 
contamination on the site. Lead abatement must be completed before construction. H 

> Landscaping will serve as a buffer between the Project and the existing community. ^ 
> The Project includes some tuck-under parking. X 
> The Applicant commented that energy conservation is being explored. Whatever the technology s 

is in vogue at the time the Project is ready to install such amenities, will be considered. z 
> Project includes relocation of a storm drain, and replacing/installing sewer lines. ""* 
> Laundry rooms with be adjacent to apartments and will be shared. 
> Asking for 11 Deviations but Deviations 7 & 8 are joint so there are only 10 requested. —» 

Presenter explained each deviation and they were accepted by the Committee. PNa 

> Although the land is on a 99-year lease, the east end of the site is available to be sold (3.45 
acres). Ownership of the Irving Street vacation will revert to the School District. 

> The team is still pursuing the historic credits for the warehouse on site. 
> Mr. Wiblin walked us through a Power Point presentation of the Project. 
> Bridge Housing will manage the Project. 

Committee Concerns/Recommendations: 
1. Bulk and scale, and density may negatively impact the community. 
2. Density has been proven to be detrimental to social interactions.(MAAC Project, Aguirre, 

indicated that they have data on their affordable housing projects- we need to hear some 
positive results and numbers). 

3. Some of the residences will be fronting on the alley. 
4. Proposal includes underground parking. 
5. Want to see interior fioor plans for aii units. 
6. Need to see Security Plan for the site and the SDPD response to it. 
7. Request list of the 10 deviations along with draft findings.of City criteria. 
8. Suggested installation of basketball or volley ball court. 
9. Both existing alleys should be widened to accommodate adjacent residents that presently 

use the alley as the exclusive ingress and egress to their homes. 
10. Concerns were expressed about the amenities for the children. 6,500sf for childcare 

includes classrooms, and outside playground with equipment. (All ages are not 
addressed). Specifically, basketball court/volleyball court is recommended. 

11. All issues on PTS Report should be resolved. 
12. Elevation Al 1, courtyard buildings in Site A lack (geo-indicator) direction. Building 

orientation difficult to understand. 
13. Project needs more adequate (3-tiered) landscaping, with bushes on the outside, than 

taller plants, and finally trees close to the buildings to provide a stronger buffer to the 
existing residential. 

14. Both alleys should be widened and refurbished (aesthetically). 
15. The alley lights should all be 150-watt high-pressure, white sodium lights and placed at the 

entrance of each alley and at the Project boundaries. 
16. The first alley on the west should be re-graded for drainage purposes and caution should 

be taken to not interfere with the adjacent residents. 
17. Discouraged Applicants from using palm trees in landscaping. 
18. Documentation of community support has not been provided.. 
19. Recommend implementation of SDPD recommendations on the Crime Prevention Through 

Environmental Design (CPTED). 
20. There is not enough open space for the intense density of this project, (no place for kids to 

go). A park should be part of this plan. (Mr. Wiblin indicated that schools are open space). 
21. There should be a provision to sell to owner-occupants only (Mr. Wiblin indicated that they 

may be able to control this in the beginning. 
22. Some of the displaced artists from the East Village should be courted to occupy the lofts. 

Many cannot afford to live in the City which is the source of their inspiration. 
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23. The art expressions from the Cesar Chavez Trolley Station at 25th and Commercial should 
be incorporated into any exterior art furnishings. / -

24. Basketball/volleyball courts should be installed. 

Comments on Environmental Document Revised Draft Neg. Dec. 
1. Pages on 13-page Cover Letter should be numbered. 
2. Item V is missing, it goes from IV to VI. 
3. There is duplication in Cover Letter which needs to be corrected, i.e., Ml and IV. 
4. Item II under this item we recommend signage on site in English and Spanish at multiple locations =§ 

with a 24/7 telephone number for complaints including Health and Safety impacts such as dust, noise P4 
. and air pollution, indicates that the site is adjacent to residential homes. A response must be given 
within 72 hours, preferably in 24 hours. Construction should be discouraged during the night to avoid 
disturbing the neighbors. 

5. Initial Study - Page 2, 3rd Paragraph, the number of Deviations should be stated. Is it 11 
Deviations? It is suggested that a map showing the deviations on the site be added for clarity. 

6. Page 6, 3rd Paragraph, 2rid Sentence, Due to lack of a letter commitment from a Bank to be 
constructed on the east end, should not be referenced. This area should be left as retail. 

7. Page 10, 16 t Paragraph, regarding parking; Are the 38 additional parking spaces above what is 
required, sufficient for visitors and retail? 

8. Page 12, 6th Paragraph, 50 years and 100 year predicted calculations are referenced. Why are the 
possible 500-year floods planes calculations are not showing? 

9. Page 13, "Noise", 2nd Paragraph, what are the accumulative health impacts of 60dB(A) CEL? 
10. Page 7, "Health", Initial Study does not address accumulative impacts on health caused by air 
pollution, especially when there are vehicles that do not comply with CA and Federal emissions 
standards. 
11. Environmental Study fails to address safety issues of narrow alleys and lack of street lights on those 
alleys, recommendations: 
12. Widen the alleys that border the proposed development as they will be used as ingress and egresv 
for new residents as well as existing residents, thus avoiding backing-into adjacent property fences. It is 
further noted that high-pressure, 150-watt white fights should be installed on each end and the middle of 
each alley referenced above. 
13. initial Study Check List: Page 1, items 2 & 3 are questioned as to being compatible when adjacent 
surrounding residential homes are single story with some 2-story. Where the proposed development is 
4-stories in heights, Project lacks adequate transition buffer such as landscaping for bulk, scale and 
height. Those items should be checked "yes". 
14. Item 4, the answer should be "yes"- referencing response to the above items 2 & 3. 
15. Page 13, item 2-0, for the children, there should be a basketball/volleyball court on site. 
16. Page 15, "Mandatory Findings of Significance", response should be "yes", air quality accumulative 
impacts are not stated and they should be although they are below the threshold. Also, noise 
accumulative impacts on health should be stated although they are beiowthe threshold. 

Motion: Reynaldo Pisano, Second, James Justus MSC 7-0-0 
To recommend approval of the Project recommending redesign base on al l the above 
Committee Concerns, to include a basketball/volleyball court and to forward our 
comments on the Environmental Documents to the Planning Commission. 

Motion: Louise Torio, Second, Maria Riveroll MSC 6-1-0 
To accept the necessary changes to the Community Plan Amendment. 

Note: this project will go to the Planning Commission on October 11 th. 
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/ SOUTHEASTERN SAN DIEGO PLANNING COMMITTEE MEETING -
SEPTEMBER 10, 2007 
APPLICANT RESPONSE TO COMMENTS AND RECOMMENDATIONS 

SESDPC comments in bold 
Applicant response in italics 

1. Bulk and scale, and density may negatively impact the community. 

The vertical strategy of the project addresses this neighborhood with a vibrant pedestrian scale, 
complimenting the existing book depository building, creating a dramatic sense of scale from 
east to west, blending with past historical precedents of the area. The public realm at street level 
is comprised of pedestrian connections and a multitude of communal activities linked by 
courtyards, mews and a neighborhood plaza. 

The overall project design creates unique opportunities for public gathering, it expands upon 
existing architecture, and instills a sense of place for residents and the community at large. 

2. Density has been proven to be detrimental to social interactions. (MAAC Project, 
Aguirre, indicated that they have data on their affordable housing projects- we 
need to hear some positive results and numbers.) 

The proposed density coupled with mixed-uses on site may be very conducive for social 
interaction. As witnessed in BRIDGE Housing's North Beach development in San Francisco, a 
high density residential development (North Beach has a density of 75 du/ac as opposed to 
COMM 22 's density of 63 du/ac) with a variety of neighborhood retail uses (including a Trader 
Joe's market), a transformation has taken place which has brought vibrancy and new dynamism 
to an aging neighborhood. 

3. Some of the residences will be fronting on the alley. 

The townhome apartments have been specially designed to front on alleyways in order to provide 
individual entrances to each unit. This allows for greater privacy for those units and offers 
diversity in the overall project's design and unit mix. 

4. Proposal includes underground parking. 

Hie project has been designed with underground parking in order to achieve a greater building 
footprint. This in turn creates a greater number of affordable housing on the site. 

All parking garages will include secured ingress/egress to ensure safety of all users. 

5. Want to see interior floor plans for all units. 

Interior floor plans are included in the development plans provided to the community planning 
group and City staff. 
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6. Need to see Security'PIan for the site and the SDPD response to i t 

Prior to the completion of building construction, we will develop a comprehensive security plan 
which incorporates the comments and recommendations presented in the San Diego Police 
Department [SDPD] report and draws upon our experience developing and managing over 
10,000 units. 

7. Request list of the 10 deviations along with draft findings of City criteria. 

A list of deviations has been provided to the community group and City staff. All proposed 
deviations have been requested in order to create an optimum number of affordable housing 
units on site, given the various physical constraints presented by the parcel configuration and 
utility easements. 

8. Suggested installation of basketball or volley bail court 

The project includes alternative amenities such as tot lots and public plazas. The proposed 
amenities serve as public gathering spaces and are conducive for a multitude of community 
activities. 

We have placed much consideration on the installation of basketball or volleyball courts and 
have opted not to include these amenities at this time. Basketball or volleyball courts may 
present security issues which could potentially overshadow the benefits of these amenities. 

9. Both existing alleys should be widened to accommodate adjacent residents that 
presently use the alley as the exclusive ingress and egress to their homes. 

The project has been designed to meet City requirements and has undergone review by City staff. 

The vehicular circulation has been designed to accommodate both existing and future users. 

10. Concerns were expressed about the amenities for the children. 6,500 sf for 
childcare includes classrooms, and outside playground with equipment (All ages 
are not addressed). Specifically, basketball court/volleybail court is 
recommended. 

The project includes alternative amenities such as tot lots and public plazas. The proposed 
amenities serve as public gathering spaces and are conducive for a multitude of community 
activities. 

We have placed much consideration on the installation of basketball or volleyball courts and 
have opted not to include these amenities at this time. Basketball or volleyball courts may 
present security issues which could potentially overshadow the benefits of these amenities. 

11. All issues on PTS Report should be resolved. 
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All issues raised by City staff during the review of the project, including those comments 
presented in the PTS Report, have been resolved. The proposed project is in conformance with 
all City regulations, as allowed by a Planned Development Permit. 

12. Elevation A l l , courtyard buildings in Site A lack (geo-indicator) direction. 
Building orientation difficult to understand. 

Comment noted. Each elevation includes a legend showing the sectional view. 

13. Project needs more adequate (3-tiered) landscaping, with bushes on the outside, 
than taller plants, and finally trees close to the buildings to provide a stronger 
buffer to the existing residential 

Comment noted. We have worked closely with City staff to create a landscape plan which 
responds to the community and surrounding uses, including front porches and stoops which face 
the existing residential areas, expanded alleyways, and use of hardscape in alleyways and 
pedestrian areas. 

14. Both alleys should be widened and refurbished (aesthetically). 

The projeci has been designed io meet City requirerrients and has undergone review by City staff. 

All street improvements are to be placed in accordance with the approved plans and City 
standards. Proposed alleyways will also incorporate hardscape and other aesthetic features. 

15. The alley lights should all be 150-watt high-pressure, white sodium lights and 
placed at the entrance of each alley and at the Project boundaries. 

We will provide site lighting to adequately cover all pedestrian areas to a minimum of I ft. 
candle (current standard). 

16. The first alley on the west should be re-graded for drainage purposes and caution 
should be taken to not interfere with the adjacent residents. 

The project has been designed to meet City requirements and has undergone review by City staff. 
This has review process has included extensive review of the site's drainage patterns and the 
proposed design conforms with the City's Street Design Manual and all other engineering 
standards. 

17. Discouraged Applicants from using palm trees in landscaping. 

Palm trees have been included in the plant palette as we salvaging existing palms from the site 
that were part of the area's history. 

18. Documentation of community support has not been provided. 



001008 
Attachment 13 

Community support letters and any other documentation will be provided during the Planning 
Commission and/or City Council meetings. 

19. Recommend implementation of SDPD recommendations on the Crime 
Prevention Through Environmental Design (CPTED), 

Prior to the completion of building construction, we will develop a comprehensive security plan 
which incorporates the comments and recommendations presented in the San Diego Police 
Department [SDPD] report. 

20. There is not enough open space for the intense density of this project (no place 
for kids to go). A park should be part of this plan. (Mr. Wiblin indicated that 
schools are open space). 

The project includes a total of 64,912 square feet of open space (roughly 1/3 of the project site). 
While parks have not been provided on site, the project includes alternative amenities such as tot 
lots and public plazas. The proposed amenities serve as public gathering spaces and are 
conducive for a multitude of community activities. Including park space would compromise the 
site design, creating a loss of affordable housing units. 

21. There should be a provision to seii to owner-occupants only (Mr. vVibiin 
indicated that they may be able to control this in the beginning. 

We plan on marketing the for-sale units to local neighborhood residents. 

22. Some of the displaced artists from the East Village should be courted to occupy 
the lofts. Many cannot afford to live in the City which is the source of their 
inspiration. 

The live-work lofts are available for all users and present an affordable option for a collection of 
artists to work in close proximity to each other. 

23. The art expressions from the Cesar Chavez Trolley Station at 25th and 
Commercial should be incorporated into any exterior art furnishings. 

The art component ofCOMM22 will be developed using local artists. Inspiration for the art 
component will be derived from the site's history ("education ") and the surrounding community. 

24. Basketball/volleyball courts should be installed. 

The project includes alternative amenities such as tot lots and public plazas. The proposed 
amenities serve as public gathering spaces and are conducive for a multitude of community 
activities. 
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/— ^ We have placed much consideration on the installation of basketball or volleyball courts and 
1 have opted not to include these amenities at this time. Basketball or volleyball courts may 

present security issues which could potentially overshadow the benefits of these amenities. 

Comments on Environmental Document Revised Draft Neg. Dec #1-17: 

Comments pertaining to the environmental document have been addressed by City staff through 
the CEQA process and are attached to the Final Mitigated Negative Declaration. 
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RESOLUTION NUMBER R- ^ 

DATE OF FINAL PASSAGE 

WHEREAS, SAN DIEGO UNIFIED SCHOOL DISTRICT, a school district organized 

and existing under the laws of the State of California, Applicant/Subdivider, and 

ROBERT C. HAYNES, Engineer, submitted an application with the City of San Diego 

for a Vesting Tentative Map, No. 415852, Public Right-of-way Vacation No. 415855 and 

Easement Vacation No. 454297, for the subdivision of existing lots into four lots and to 
i 

waive the requirement to underground existing overhead utilities. The project site is 

located at 2101, 2107, 2145 Commercial Street and 1826 Irving Avenue, legally 

described as [see attached legal description. Exhibit "B"], in the CC-3-5 Zone of the 

Southeastern San Diego Community Plan area; and 

WHEREAS, the Map proposes the subdivision of a 4.58 acre site into four lots; and 

WHEREAS, A Mitigate Negative Declaration, LDR No. 122002, has been prepared for 

the project in accordance with State of California Environmental Quality Act Guidelines. 

A Mitigation, Monitoring and Reporting Program has been prepared and will be 

implemented, which will reduce to a level of insignificance, any potential impacts 

identified by the environmental review process; and 

WHEREAS, the project complies with the requirements of a preUminary soils and/or 

geological reconnaissance report pursuant to the Subdivision Map Act and Section 

144.0220 of the Municipal Code of the City of San Diego; and 

WHEREAS, the subdivision of lot four is a condominium project as defined in Section 

1350 et seq. of the Civil Code of the State of California and filed pursuant to the 
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Subdivision Map Act. The total number of condominium dwelling units is seventeen; •— 

and 

WHEREAS, on DATE, the Planning Commission of the City of San Diego considered 

INSERT Vesting Tentative Map No. 415852, Public Right-of-way Vacation No. 415855 

and Easement Vacation No. 454297, and pursuant to Resolution No. PC RESOLUTION 

NUMBER-PC voted to INSERT EITHER "recommend City Council approval of the 

map" OR "approved/denied the map"; and 

WHEREAS, on HEARING DATE, the Council of the City of San Diego considered 

Tentative Map No. 415852, Public Right-of-way No. 415855 and Easement Vacation No. 

454297, and pursuant to Sections 125.0440, 144.0240 and 125.0430 of the Municipal 

Code of the City of San Diego and Subdivision Map Act Section 6642S, received for its 

consideration written and oral presentations, evidence having been submitted, and heard 

testimony from all interested parties at the public hearing, and the City Council having 

fully considered the matter and being fully advised concerning the same; NOW, 

THEREFORE, 

BE IT RESOLVED by the Council of the City of San Diego, that it adopts the foUowing 

findings with respect to Vesting Tentative Map No. 415852, Public Right-of-way No. 

415855 and Easement Vacation No. 454297: 

1. The proposed subdivision and its design or improvement are consistent with the 

policies, goals, and objectives of the applicable land use plan (Land Development 

Code Section 125.0440'.a and State Map Action Sections 66473.5, 66474(a), and 

66474(b)). 

r 
I i 
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2. The proposed subdivision comphes with the applicable zoning and development 

regulations of the Land Development Code (Land Development Code Section 

125.0440.b). 

3. The site is physically suitable for the type and density of development (Land 

Development Code Section 125.0440.C and State Map Act Sections 66474(c) and 

66474(d)). 

4. The design of the subdivision or the proposed improvements are not likely to 

cause substantial environmental damage or substantially and avoidable injure fish 

or wildlife or their habitat (Land Development Code Section 125.0440.d and State 

Map Act Section 66474(e)). 

^ Thp H^^icm nffhf*. n'TVjHivisinr! nv thp tvns rvf imrirrsvftTrsftTitR will nnf h.f. HfttrJmRnts! 

to the public health, safety, and welfare (Land Development Code Section 

125.0440.e and State Map Act Section 66474(f)). 

6. The design of the subdivision or the type of improvements will not conflict with 

easements acquired by the public at large for access through or use of property 

within the proposed subdivision (Land Development Code Section 125.0440.f and 

State Map Act Section 66474(g)). 

7. The design of the proposed subdivision provides, to the extent feasible, for future 

passive or natural heating and cooling opportunities (Land Development Code 

Section 125.0440.g and State Map Act Section 66473.1). 

8. The decision maker has considered the effects of the proposed subdivision on the 

housing needs of the region and that those needs are balanced against the needs 
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for public services and the available fiscal and environmental resources (Land 

Development Code Section 125.0440.h and State Map Act Section 66412.3). 

9. That said Findings are supported by the minutes, maps, and exhibits, all of which 

are herein incorporated by reference. 

BE IT FURTHER RESOLVED, that pursuant to California Government Code section 

66434(g), portions of Irving Street and a total of seven easements for public drainage and 

sewer improvements and public utilities located within the project boundaries as shown 

in Vesting Tentative Map No. 415852, shall be vacated, contingent upon the recordation 

of the approved final map for the project 

BE IT FURTHER RESOLVED, that the recommendation of the Planning Commission is 

SUbLdlliCU, ai iu v c&Llllg i ciiuxu vc ivxa^/ itKJ. T i - ' u ^ i , , ± uui iv xvi^Ui-wi-v*uy v Uwai.iv/ii 

No. 415855 and Easement Vacation No. 454297 is granted to San Diego Unified School 

District, A School District organized and existing under the laws of the State of 

California, subject to the conditions attached hereto and made a part hereof. 

BE IT FURTHER RESOLVED, that pursuant to California Government Code 

section 66434(g), the following public service easements and right-of-way, located within 

the project boundaries as shown in Vesting Tentative Map No. 415852, shall be vacated, 

contingent upon the recordation of the approved final map for the project: 

a. A drainage easement granted to the City of San Diego, recorded May 2, 
1930 in Book 1752 of Deeds, Page 469. 

b. A drainage easement granted to the City of San Diego, recorded December 
14,1948 in Book 3049, Page 107. 

c. A sewer easement granted to the City of San Diego, recorded January 10, 
1949 in Book 3074, Page 359. 
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r d. A drainage easement granted to the City of San Diego, recorded May 
( 24,1949 in Book 3205, Page 383. 

e. A sewer easement granted to the City of San Diego, recorded May 
24,1949 in Book 3205, Page 386, and the City Council finds that: 

(1) There is no present or prospective use for the drainage and sewer 
easements and public right-of-way for which the drainage and 
sewer easements and public right-of-way were originally acquired, 
or for any other public use of a like nature that can be anticipated; 

(2) The public will benefit from the vacation through improved 
utilization of land made available by the abandonment; 

(3) The vacation of the drainage and sewer easements and public right-
of-way is consistent with any applicable land use plan. 

(4) The drainage and sewer easements and public right-of-way for 
which the easements were originally acquired will not be 
detrimentally affected by this abandonment, or the purpose for 
which the easements and public right-of-way were acquired no 
longer exits. 

GENERAL 

1. This Vesting Tentative Map will expire [INSERT DATE - 3 YEARS FROM 
DECISION DATE]. 

2. Compliance with all of the foUowing conditions shall be assured, to the 
satisfaction of the City Engineer, prior to the recordation of the Final Map, unless 
otherwise noted. 

3. Prior to the Vesting Tentative Map expiration date, a Final Map to consolidate the 
existing lots into one lot shall be recorded in the Office of the County Recorder. 

4. The Final Map shall conform to the provisions of Site Development Permit 
No. 415853, Planned Development Permit No. 454025 and Conditional Use 
Pemiit No. 431367. 

5. The Subdivider shall defend, indemnify, and hold harmless the City, its agents, 
officers, and employees from any and all claims, actions, proceedings, damages, 
judgments, or costs, including attorney's fees, against the City or its agents, 
officers, or employees, including, but not limited to, any to any action to attack, 
set aside, void, challenge, or annul this development approval and any 
environmental document or decision. The City will promptly notify Subdivider of 

, any claim, action, or proceeding and, if the City should fail to cooperate fully in 
^ / the defense, the Subdivider shall not thereafter be responsible to defend. 

Page 5 of 12 



001015 
Attachment 14 

(R-2007-XXXX) 

indemnify, and hold harmless the City or its agents, officers, and employees. The 
City may elect to conduct its own defense, participate in its own defense, or 
obtain independent legal counsel in defense of any claim related to this 
indemnification. In the event of such election, Subdivider shall pay all of the costs 
related thereto, including without limitation reasonable attorney's fees and costs. 
In the event of a disagreement between the City and appUcant regarding litigation 
issues, the City shall have the authority to control the litigation and make 
Utigation related decisions, including, but not limited to, settlement or other 
disposition of the matter. However, the Subdivider shall not be required to pay or 
perform any settlement unless such settlement is approved by Subdivider. 

6. The property contains a right-of-way and easements which must be vacated to 
implement the Final Map in accordance with San Diego Municipal Code 
125.0430. 

AFFORDABLE HOUSING 

7. Prior to recording the Final Map, the Subdivider shall enter into an Affordable 
Housing Agreement with the Housing Commission to provide affordable housing 
units in compfiance with the Affordable Housing Requirements of the City's 
T i , , „ ; _ , - _ „ , . T T „ , _ - ' , . - , / ^ t . J ; _ , „ „ „ _ / / " r i , „ „ > _ , , 1 4 A „ + : _ i , n T - * ; , - ; . : _ „ i -^ _ . r i i , _ T ^ 

Ui^iuajUiidJ^y i -HJi ibi i ig <JiU-LUCLIIWU ^CiiajjLwi i^r, - o j l i o i c ^ , LJ iv lo iOu i J Ui t in- J-rdliu 

Development Code). 

STREETS DIVISION 
8. Prior to the issuance of any improvement or grading permits the Subdivider shall 

assure a drainage easement is granted over the fifteen foot box culvert between 
Harrison Avenue and 22nd" Street. The easement shall run parallel to Commercial 
Street and the width shall be from the northern property line to the parking 
structure wall. 

9. Prior to the issuance of any improvement or grading permits, the Subdivider shall 
assure by permit and bond the installation of a cleanout on the box culvert at 
approximately station 18+00. The location of the cleanout shall be to the 
satisfaction of the City Engineer. 

10. Prior to the issuance of any improvement or grading permits the Subdivider shall 
enter into an Encroachment and Maintenance Removal Agreement for all private 
landscaping, enhanced pavement, or other private improvements located within 
the drainage easement. 

ENGINEERING 

11. The Subdivider shall replace the existing curb, gutter, and sidewalk along the 
subdivisions pubUc street frontages, maintaining the existing sidewalk scoring 
pattern and preserving all contractor's stamps, satisfactory to the City Engineer. 
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12. The Subdivider shaU obtain an Encroachment Maintenance Agreement, for 
proposed private improvements located in the pubUc right-of-way including: the 
double box culvert storm drain located in the Commercial Street pubUc right-of-
way and the enhance paving located in the 22nd Street, Beardsley Street, and the 
proposed alley extension pubUc right-of-way. 

13. The Subdivider shaU dedicate an improve an additional five feet of adjacent right-
of-way along the projects Commercial Street and Beardsley Street frontages. 

14. The Subdivider shall dedicate and improve a City standard alley to extend the 
existing alley from Cesar Chavez Parkway to an intersection with Irving Avenue. 

15. Whenever street rights-of-way are required to be dedicated, it is the responsibility 
of the Subdivider to provide the right-of-way free and clear of all encumbrances 
and prior easements. The Subdivider must secure "subordination agreements" for 
minor distribution faciUties and/or "joint-use agreements" for major transmission 
facilities. 

16. The Subdivider shall reconstruct the existing curb ramp(s) adjacent to the project 

17. The onsite drainage system proposed for this subdivision, as shown on the 
approved Vesting Tentative Map, is private and subject to approval by the City 
Engineer. 

18. The Subdivider shall obtain a grading permit for the grading proposed for this 
project All grading shall conform to requirements in accordance with the City of 
San Diego Municipal Code in a maimer satisfactory to the City Engineer 

19. The Subdivider shall underground existing and/or proposed public utility systems 
and service faciUties in accordance with the San Diego Municipal Code. 

20. Development of this project shall comply with all requirements of State Water 
Resources Control Board (SWRCB) Order No. 99-08 DWQ and the Municipal 
Stonn Water Permit, Order No. 2001-01(NPDES General Permit No. CAS000002 
and CAS0108758), Waste Discharge Requirements for Discharges of Storm 
Water Runoff Associated With Construction Activity. In accordance with said 
permit, a Storm Water Pollution Prevention Plan (SWPPP) and a Monitoring 
Program Plan shall be implemented concurrently with the commencement of 
grading activities, and a Notice of Intent (NOI) shall be filed with the SWRCB. 

A copy of the acknowledgment from the SWRCB that an NOI has been received 
for this project shall be filed with the City of San Diego when received; further, a 
copy of the completed NOI from the SWRCB showing the permit number for this 
project shall be filed with the City of San Diego when received. In addition, the 
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owner(s) and subsequent owner(s) of any portion of the property covered by this 
grading permit and by SWRCB Order No. 99 08 DWQ, and any subsequent 
amendments thereto, shall comply with special provisions as set forth in SWRCB 
Order No. 99 08 DWQ. 

21. Prior to the issuance of any construction pennit, the Subdivider shall incorporate 
any construction Best Management Practices necessary to comply with Chapter 
14, Article 2, Division 1 (Grading Regulations) of the San Diego Municipal Code, 
into the construction plans or specifications. 

22. The Subdivider shall enter into a Maintenance Agreement for the ongoing 
permanent BMP maintenance. 

23. Prior to the issuance of any construction permit the Subdivider shall incorporate 
and show the type and location of all post-construction Best Management 
Practices on the final construction drawings, in accordance with the approved 
Water QuaUty Technical Report. 

24. The Subdivider shall obtain an encroachment maintenance and removal 
agreement for all nonstandard driveways shown on the approved Exhibit "A". 

25. The Subdivider shall underground any new service run to any new or proposed 
structures within the subdivision. 

26. The Subdivider shall ensure that all on-site utilities serving the subdivision shall 
be undergrounded with appropriate permits. The Subdivider shall provide written 
confirmation from applicable utilities that the conversion has taken place, or 
provide other means to assure the undergrounding, satisfactory to the City 
Engineer. 

27. Conformance with the "General Conditions for Tentative Subdivision Maps," 
filed in the Office of the City Clerk under Document No. 767688 on May 7, 1980, 
is required. Only those exceptions to the General Conditions which are shown on 
the vesting tentative map and covered in these special conditions wiU be 
authorized. 

All public improvements and incidental faciUties shall be designed in accordance 
with criteria estabUshed in the Street Design Manual, filed with the City Clerk as 
Document No. 769830. 

MAPPING 

28. "Basis of Bearings" means the source of uniform orientation of all measured 
bearings shown on the map. Unless otherwise approved, this source will be the 
California Coordinate System, Zone 6, North American Datum of 1983 (NAD 
83). 
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f 29. "California Coordinate System" means the coordinate system as defined in 
Section 8801 through 8819 of the CaUfomia PubUc Resources Code. The 
specified zone for San Diego County is "Zone 6," and the official datum is the 
"North American Datum of 1983." 

- 30. The Final Map shall: 

a. Use the California Coordinate System for its "Basis of Bearing" and express 
all measured and calculated bearing values in terms of said system. The angle 
of grid divergence from a true median (theta or mapping angle) and the north 
point of said map shall appear on each sheet thereof. EstabUshment of said 
Basis of Bearings may be by use of existing Horizontal Control stations or 
astronomic observations. 

b. Show two measured ties from the boundary of the map to existing Horizontal 
Control stations having California Coordinate values of Third Order accuracy 
or better. These tie lines to the existing control shall be shown in relation to 
the CaUfomia Coordinate System (i.e., grid bearings and grid distances). All 
other distances shown on the map are to be shown as ground distances. A 
combined factor for conversion of arid-to-sound distances shall be shown on 
the map. 

WATER 

31. Prior to the recordation of the right-of-way vacation, the Subdivider shall provide 
proof of the Water Department's operational acceptance of the abandonment of 
the portion of water mains located within the vacated Irving Avenue right-of-way, 
in a manner satisfactory to the Water Department Director and the City Engineer. 

32. The Subdivider shall design and construct all public water faciUties, as required in 
the accepted water study, necessary to serve this development Water facilities, as 
shown on the approved tentative map, wiU require modification based on the 
accepted water study and to maintain redundancy throughout construction 
phasing, if any, at final engineering. 

33. Prior to recording the Final Map, the Subdivider shall cut, plug, and abandon the 
existing pubUc water facilities, located within the proposed Irving Avenue right-
of-way to be vacated traversing the project site, in a manner satisfactory to the 
Water Department Director and the City Engineer. 

34. The Subdivider shall install fire hydrants at locations satisfactory to the Fire 
Department and the City Engineer. If more than two (2) fire hydrants or thirty 
(30) dwelling units are located on a dead-end main then the Subdivider shall 
install a redundant water system satisfactory to the Water Department Director. 
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35. The Subdivider shall process Encroachment Maintenance and Removal 
Agreement (EMRA) for all acceptable encroachments, including but not limited 
to, structures, enhanced paving, or landscaping, into any pubUc right-of-way 
containing pubUc water facilities. No structures or landscaping of any kind shaU 
be installed in or over any vehicular access roadway. 

36. The Subdivider shall provide CC&Rs for the operation and maintenance of any 
on-site private water facilities that serve or traverse more than a single dwelling 
unit or common area. 

37. The Subdivider agrees to design and construct all proposed public water faciUties, 
including but not limited to services, meters and easements, in accordance with 
estabUshed criteria in the most current edition of the City of San Diego Water 
FaciUty Design Guidelines and City regulations, standards and practices 
pertaining thereto. Water faciUties shall be modified at final engineering to 
comply with standards. 

WASTEWATER 

38. The Subdivider shall relocate onsite public sewer mains, satisfactory to the 
?. s—i~~. ,_- ,T; i„_ T i r „ . , i ™ , . , . , i ™ - T t ^ ^ . - . i -^ .^ - . i y . ; ^ • < - * 1 1 . , . , . . : _ A _ J . . - - 1 - 1 ; _ _ _ . , *_ 
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shall be vacated, satisfactory to the Metropolitan Wastewater Department 
Director. 

39. The Subdivider shall instaU all sewer facilities required by the accepted sewer 
study, necessary to serve this development. Sewer facilities as shown on the 
approved tentative map will require modification based on the accepted sewer 
study. 

40. The Subdivider shall grant adequate sewer, and/or access easements, including 
vehicular access to each manhole, for all public sewer faciUties that are not 
located within the public right of way, satisfactory to the Metropolitan 
Wastewater Department Director. The easements shaU be located within single 
lots. Vehicular access roadbeds shall be surfaced with suitable approved material 
satisfactory to the Metropolitan Wastewater Department Director. 

41. No structures or landscaping that would inhibit vehicular access shall be installed 
in or over any sewer access easement. 

42. No approved improvements or landscaping, including private sewer faciUties, 
grading and enhanced paving, shall be installed in or over any public easement 
prior to the appUcant obtaining an Encroachment Maintenance and Removal 
Agreement. 

43. All onsite sewer facilities that serve only this development shall be private. 
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r\ 44. The Subdivider shall provide evidence, satisfactory to the MetropoUtan 
Wastewater Department Director, indicating that each condominium wall have its 
own sewer lateral or provide CC&R's for the operation and maintenance of on site 
private sewer mains that serve more than one ownership. 

45. The Subdivider shall design and construct all proposed public sewer faciUties to 
the most current edition of the City of San Diego's Sewer Design Guide. 

GEOLOGY 

46. Prior to the issuance of a grading permit, a geotechnical report shall be submitted 
and approved by the City Engineer in accordance with the City of San Diego's 
"Technical Guidelines for Geotechnical Reports." 

INFORMATION: 

• The approval of this Vesting Tentative Map by the Council of the City of San 
Diego does not authorize the Subdivider to violate any Federal, State, or City 
i£.W5, O r d i n a n c e ^ , ^ c ^ u i a u u u s , \JI uuu t - i c s tii'.i'.ii.'.iii£ u m l iui i u i u i ^ u ujj '-ii?: y-cujci/ti 

Endangered Species Act of 1973 and any amendments thereto (16 USC Section 
1531 etseq.). 

If the Subdivider makes any request for new water and sewer facilities (including 
services, fire hydrants, and laterals), then the Subdivider shall design and 
construct such facilities in accordance with established criteria in the most current 
editions of the City of San Diego water and sewer design guides and City 
regulations, standards and practices pertaining thereto. Off-site improvements 
may be required to provide adequate and acceptable levels of service and will be 
determined at final engineering. 

Subsequent applications related to this Vesting Tentative Map will be subject to 
fees and charges based on the rate and calculation method in effect at the time of 
payment. 

Any party on whom fees, dedications, reservations, or other exactions have been 
imposed as conditions of approval of the Vesting Tentative Map, may protest the 
imposition within 90 days of the approval of this Vesting Tentative Map by filing 
a written protest with the City Clerk pursuant to California Government Code 
Section 66020. 

Where in the course of development of private property, public facilities are 
damaged or removed the property owner shall at no cost to the City obtain the 
required permits for work in the public right-of-way, and repair or replace the 
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(R-2007-XXXX) 

public facility to the satisfaction of the City Engineer. Municipal Code Section 
142.0607. 

PASSED AND ADOPTED BY THE COUNCIL OF THE CITY OF SAN DIEGO. 
CALIFORNIA, ON HEARING DATE [IN CAPS]. 

APPROVED: MICHAEL AGUIRRE, City Attorney 

By. 

r 

Shirley Edwards 
Deputy City Attorney 

ATTY/SEC. INITIALS 
DATE 
R- INSERT 
Reviewed by John S, Fisher 

J U U W1UC1 i V O . ^ t ^J^ rOH-

r J 
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(R-INSERT) 

RESOLUTION NUMBER R-NUMBER 

ADOPTED ON DATE 

WHEREAS, San Diego to San Diego Unified School District, A school district organized 

and existing under the laws of the State of California, Owner, and COMM 22, LLC, a CaUfomia 

limited Uability corporation, Owner/Permittee, filed an appUcation with the City of San Diego for 

a Site Development Permit [SDP] No. 415853, Planned Development Permit [PDP] No. 454025 

and Conditional Use Permit [CUP] No. 431367 to construct 252 residential units with 

commercial-retail known as the COMM 22 project, located at 2101 Commercial Street, and 

legally described as [see attached legal description. Exhibit "B"], in the Southeastern San Diego 

Community Plan area, in the MF-3000 and I-l Zones which is proposed to be rezoned to the CC-

3-5 Zone; and 

WHEREAS, on INSERT DATE, the Planning Commission of the City of San Diego 

. considered Site Development Permit [SDP] No. 415853, Planned Development Pennit [PDP] 

No. 454025 and Conditional Use Permit [CUP] No. 431367, and pursuant to Resolution No. 

INSERT PLANNING COMM. RESOLUTION NUMBER-PC by which the Planning 

Commission voted to recommend City Council approval of the permit; and 

WHEREAS, the matter was set for public hearing on DATE, testimony having been 

heard, evidence having been submitted, and the City Council having fully considered the matter 

and being fully advised concerning the same; NOW, THEREFORE, 

BE IT RESOLVED, by the Council of the City of San Diego, that it adopts the following 

findings with respect to SDP No. 415853, PDP No. 454025 and CUP No. 431367: 

Page 1 of 13 



0 0 1 0 2 3 At tac taent lS 

Site Development Permit - Section 126.0504 

A. Findings for all Site Development Permits 

1. The proposed development will not adversely affect the applicable land use 
plan. The COMM 22 project is a mixed-use, transit oriented development combining 
affordable and senior housing with day care faciUties, community serving commercial 
and retail space, office space, market rate live-work lofts, and for-sale town homes. The 
office space and live-work lofts will be housed in a rehabilitated warehouse building. The 
remainder of the development will consist of new construction. In addition to the 
proposed uses on site, the development will include enhanced plaza areas for public 
gathering, strong pedestrian connectivity throughout the site, and convenient access to 
public transportation. 

The project site is situated on surplus San Diego City Schools property along the southern 
side of Commercial Street, between 21st Street and Harrison Avenue. The proposed 
project site is a mixed use commercial development on a 4.58 acre site that is proposed to 
be designated for Community Commercial uses in the Southeastern San Diego 
Community Plan. The community commercial designation of the CC-3-5 zone is 
intended to accommodate development with a high intensity, pedestrian orientation with a 
maximum of one dwelling unit per 1,500 square feet of lot area where the minimum lot 
coverage is thirty-five percent, the allowed floor area ratio is 2.0 and the maximum height 
of the buildings may be one hundred feet. With the adoption of the amendment to the 
Progress Guide and General Plan and Southeastern San Diego Community Plan, the 
proposed project would be designated from Industrial and Residential uses to Community 
Commercial uses therefore allowing a high density housing component and commercial 
development consistent with the policies and guidelines of the Progress Guide and 
General Plan and Southeastern San Diego Community Plan. Being determined the 
project is consistent with the Progress Guide and General Plan and Southeastern San 
Diego Community Plan, the proposed development will not adversely affect the Progress 
Guide and General Plan and Southeastern San Diego Community Plan. 

2. The proposed development will not be detrimental to the public health, safety, 
and welfare. The COMM 22 project is a mixed-use, transit oriented development 
combining affordable and senior housing with day care facilities, community serving 
commercial and retail space, office space, market rate Uve-work lofts, and for-sale town 
homes. The office space and live-work lofts will be housed in a rehabilitated warehouse 
building. The remainder of the development will consist of new construction. In addition 
to the proposed uses on site, thie development will include enhanced plaza areas for public 
gathering, strong pedestrian connectivity throughout the site, and convenient access to 
public transportation. 

The proposed development includes the vacation of right-of-way, easements and 
contributes to its fair share cost towards construction of improvements in the 
Southeastern San Diego community. The proposed development will construct necessary 
sewer and water faciUties to serve the users and residents of the development; will enter 
into a Maintenance Agreement for the ongoing permanent BMP maintenance; will 
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comply with all requirements of State Water Resources Control Board (SWRCB) Order 
No. 99-08 DWQ and the Municipal Storm Water Pennit, Order No. 206l-01(NPDES 
General Permit No. CAS000002 and CAS0108758), Waste Discharge Requirements for 
Discharges of Storm Water Runoff Associated With Construction Activity; and will 
provide a geotechnical report in accordance with the City of San Diego's Technical 
Guidelines for Geotechnical Reports for the review and approval by the City Engineer. 
All structures constructed will be reviewed by professional staff for compUance with all 
relevant and appUcable building, electrical, mechanical and fire codes to assure the 
structures will meet or exceed the current regulations. As such the proposed development 
will not be detrimental to the public health, safety, and welfare. 

3. The proposed development will comply with the applicable regulations of the 
Land Development Code. The COMM 22 project is a mixed-use, transit oriented 
development combining affordable and senior housing with day care faciUties, 
community serving commercial and retail space, office space, market rate live-work lofts, 
and for-sale town homes. The office space and live-work lofts will be housed in a 
rehabilitated warehouse building. The remainder of the development will consist of new 
construction. In addition to the proposed uses on site, the development will include 
enhanced plaza areas for public gathering, strong pedestrian connectivity throughout the 
site, and convenient access to pubUc transportation. 

In order to design the COMM 22 project in a manner which reflects the Southeastern San 
Diego Community Plan's intended development pattern, deviations from the regulations 

" ofthe Land Development Code are required at this unique site. The Southeastern San 
Diego Community Plan goal of creating a synergistic environment facilitating economic 
and social health and vibrancy in the community in turn encourages the use of creative 
solutions to those regulations ofthe Land Development Code. The deviations are 
required due in large part as a response to the existing infrastructure at and adjacent to the 
site, the preservation of a significant historically important building in the community and 
to achieve a density and intensity of use at the site to create a vibrant dynamic 
development This level of detail is consistent with the purpose and intent ofthe planned 
district and planned development regulations; however, in order to implement the site 
plan and architecture at this site; to preserve the existing significant structures; and to 
maximize the density and intensity of development at the site to contribute to the housing 
stock ofthe City of San Diego and commercial development in the community, the 
proposed deviations are granted. 

M. Supplemental Findings-Deviations for Affordable/ln-Fill Housing Projects and 
Sustainable Buildings 

1. The proposed development will materially assist in accomplishing the goal of 
providing affordable housing opportunities in economically balanced communities 
throughout the City, and/or the proposed development will materially assist in 
reducing impacts associated with fossil fuel energy use by utilizing alternative 
energy resources, self-generation and other renewable technologies (e.g. 
photovoltaic, wind, and/or fuel cells) to generate electricity needed by the building 
and its occupants. The existing warehouse building will be renovated and expanded to 
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accommodate approximately 62,180 square feet of office and live work space. These 
spaces will be leased to local artist, small businesses, and professionals and will include 
the BRIDGE Southern CaUfomia office as well as a 4,800 square foot community bank. 
Seventy dwelling units of affordable senior housing and a 5,447 square foot day care 
facility will be built above a single level underground parking garage on the remainder of 
the lot. One hundred twenty-seven dwelling units of affordable family housing and 
12,945 square feet of retail space will be developed on the former maintenance faciUty 
and storage yard sites. Family units will be constructed as stacked flats over retail and 
two levels of underground parking. Two levels of subterranean parking are possible due 
to native soil being as deep as eighteen feet throughout the site. Seventeen for-sale town-
homes will be developed on the remaining property. These project features and goals will 
provide needed housing and development in an area of the city replete with 
redevelopment opportunity. The provision of 127 dwelling units affordable to persons at 
the income range described as 30-50% average area median income will contribute in a 
real and meaningful way towards the goals of providing affordable housing in the City. 

2. The development will not be inconsistent with the purpose or the underlying 
zone. The COMM 22 project is a mixed-use, transit oriented development combining 
affordable and senior housing with day care facilities, community serving commercial 
and retail space, office space, market rate live-work lofts, and for-sale town homes. The 
office space and live-work lofts will be housed in a rehabilitated warehouse building. The 
remainder ofthe development will consist of new construction. In addition to the 
proposed uses on site, the development will include enhanced plaza areas for public 
gathering, strong pedestrian connectivity throughout the site, and convenient access to 
public transportation. 

The project site is situated on surplus San Diego City Schools property along the southern 
side of Commercial Street, between 21st Street and Harrison Avenue. Other than the 
deviations approved for the project through the Planned Development and Site 
Development Permit process, the Comm 22 project meets all the relevant development 
regulations ofthe CC-3-5 Zone and is an appropriate use ofthe property within the 
Southeastern San Diego community. 

3. Any proposed deviations are appropriate for this location and will result in a 
more desirable project than would be achieved if designed in strict conformance 
with the development regulations of the applicable zone. The proposed development 
complies with the Southeastern San Diego Community Plan as amended. The proposed 
deviations are necessary to maximize the use ofthe land and to provide the highest 
quality affordable housing development. The deviations are required due in large part as 
a response to the existing infrastructure at and adjacent to the site, the preservation of a 
significant historically unportant building in the community and to achieve a density and 
intensity of use at the site to create a vibrant dynamic development. The proposed project 
includes architectural plans that have extensive articulation and fenestration. This level 
of detail is consistent with the purpose and intent ofthe planned district and planned 
development regulations; however, in order to implement the site plan and architecture at 
this site; to preserve the existing significant structures; and to maximize the density and 
intensity of development at the site to contribute to the housing stock of the City of San 
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Diego and commercial development in the community, the proposed deviations are 
granted. All other requirements comply with the regulations which apply to the project 
site in accordance with the Land Development Code. Many ofthe deviations are required 
in large part as a response to the existing infrastructure at and adjacent to the site, the 
preservation of a significant historically important building in the community and to 
achieve a density and intensity of use at the site to create a vibrant dynamic development. 

Nine deviations are requested for the project from the Land Development Code sections, 
tables and one deviation each from the adopted Street Design Manual, Sewer Design 
Guide and Water Department Facility Design Guidelines. The deviations are to provide 
reUef from the following Land Development Code regulations: 1)131.0531 and Table 
131-5E, 2) 131.0531 and Table 131-5E, 3) Section 131.0531 and Table 131-05E, 4) 
Section 131.0540(c), 5) Section 131.0552, 6) Section 131.0554 and Table 131-05F, 7) 
Section 132.0905, 142.0510, 142.0525, 142.0530 and 142.0560, 8) Landscape 
Regulations Table 142-04D and 9) Section 142.0409(a)l. 

1) The project proposes to develop Site C at a residential density permitted by the land 
use plan, where the CC-3-5 zone allows one dwelling unit per 1,500 square feet of lot 
area or 16.34 units. The project density proposed is 63 units per acre, and the land use 
plan density range is 30-74 units per acre or 17 dwelling units on Site C. A deviation 
from the maximum residential density permitted under the CC-5-5 Zone is necessary in 
order to provide an optimum number of affordable housing units over the total project 
site. Sites A, B and C; 

2) The project proposes a maximum front setback of 15 feet where the CC-3-5 Zone 
allows a maximum front setback of 10 feet. A deviation from the maximum front setback 
is necessary in order to accommodate a drainage easement along the Commercial Street 
frontage; 

3) The project proposes a side and rear setback of five feet where the structure on Site C 
would be required either be placed at the property line or shall be set back at least ten 
feet. A deviation from the minimum side and rear setbacks is necessary in order to 
provide public improvements such as sewer and drainage easements, while achieving 
maximum residential usage ofthe site; 

4) The project proposes zero to four offsetting planes on building facades fronting the 
public right-of-way where a minimum of six offsetting planes are required per building 
facade. Without a deviation from the building articulation requirement for individual 
buildings, three bedroom family dwelling units would be reduced in floor area, to provide 
the necessary articulation, and would become two bedroom dwelling units. The 
articulation ofthe project has been viewed from a perspective ofthe whole development 
rather than individual buildings. The provision of articulation on a building by building 
basis rather than the view ofthe whole development is not favored over the loss of family 
oriented dwelling units. The provision of open spaces, courts, and building placement 
over the whole has been considered rather than a finite examination ofthe individual 
buildings. Articulation has been examined in a manner that would examine the sum of 
the entire development, not just the pieces making up the building units ofthe 
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development. Staff supports the deviation to realize the greater benefits from 
implementing the project; 

5) The project proposes less than 50 percent ofthe street wall between 3 and 10 feet 
above the sidewalk to be transparent where the CC-3-5 Zone requires a minimum of 50 
percent to be transparent. A deviation from the transparency requirement is necessary 
since garage areas are provided above the sidewalk in-iieu of commercial and residential 
areas. Garage areas were designed along the street frontage in order to meet parking 
requirements while maximizing use ofthe land; 

6) The project proposes residential use and residential parking on the ground floor in the 
front 30 feet ofthe lot where these uses are prohibited. A deviation from the ground floor 
restriction necessary in order to maximize the use ofthe land and to produce an optimum 
number of units; 

7) The project proposes to implement alternative parking standards. Four specific 
deviations are included in this request. The project will reduce the parking ratio for the 
senior housing component from 1.0 per unit to 0.60 spaces per unit and provide six total 
guest parking stalls. The project will provide all ofthe parking required for Building 1 on 
Site B. The parking ratio for the commercial retail uses will be 2.1 spaces per 1000 
square feet. The project will count tandem parking spaces as two stalls where tandem 
spaces are normally counted as one space. The project will allow residential parking 
along the first thirty feet ofthe lot for Site C where the CC-3-5 zone prohibits parking in 
this area. The alternative parking standards are requested to facilitate the project's transit-
oriented design and inconsideration ofthe site's irregular lot shapes and the unique site 
constraints presented by infill development in an older neighborhood which also serves as 
a telecommunications hub and transit corridor for the City of San Diego. The transit-
oriented design focuses on pedestrian activity and use ofthe trolley system in an effort to 
alleviate the need to provide parking on each site at the standards presently in effect. The 
current parking design creates greater efficiencies in the garage plan and allows other uses 
on the property such as courtyards and open areas and the development of an affordable 
housing project; 

8) The project proposes to allow less than one tree within 30 feet of each parkirig space 
along the alley on the southwestern side of Site B. A deviation from the tree planting 
requirement is necessary due to a SDG&E easement located in this area; and 

9) The project proposes to allow unconventional tree spacing along the western portion of 
Commercial Street. A deviation from the tree spacing requirement is necessary in order 
to preserve the historic building characteristics, including preservation ofthe existing 
ramp, and the deviation is needed for emergency fire access requirements. In order to off
set the tree spacing deficiency, the applicant has incorporated enhanced planting in other 
areas of the project site. 

The Street Design Manual deviation will result in greater utilization ofthe site for the 
provision of affordable housing and will not negatively impact the provision of pubUc 
services or faciUties. Commercial Street is a 2-Lane Collector as shown in the 
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Southeastern San Diego Community Plan's Transportation element. The curb-to-property 
line distance in the current Street Design Manual for this street classification is twelve to 
fifteen feet. In the case of a twelve foot parkway, a five foot general utiUty easement is 
required. The project will provide a ten foot parkway to allow the right-of-way to remain 
at the edge ofthe proposed drainage culvert and not reduce the area available for 
development ofthe site. 

The Sewer Design Guide deviation will allow a new public improvement while 
preserving the existing trolley line without disruption to service and result in a safe 
faciUty. The project will install the new wastewater line on Commercial as close to the 
south curb line as possible. The ideal location would normally be beneath the parking 
lane within the right-of-way. To preserve the integrity ofthe trolley line, the new 
wastewater line will be located as far from the trolley tracks as possible to facilitate 
construction with the least impact on the tracks and the east bound driving lane of 
Commercial Street. 

The Water Department FaciUty Design Guidelines deviation will locate a new water main 
in the 22nd' Street right-of-way yet beneath the curb and sidewalk under the pedestrian 
pop-outs at the intersection of 22nd' and Commercial Street. This will faciUtate the 
reconnection ofthe water main to the existing ten inch main at the vacated Irving and 
Commerciai Streets. Locating the water main further into Commercial Street couid 
require construction extremely close to the existing trolley tracks potentially resulting in 
an inteiruption of service. 

Without the approval ofthe proposed deviations the appUcant will not be able to provide 
the 197 affordable housing units. The existing site is extremely constrained by existing 
improvements in the right-of-way, the San Diego trolley in Commercial Street, several 
existing easements crossing the property and other infrastructure improvements necessary 
to construct the project. These existing conditions and required improvements impact the 
area ofthe site available to develop the project. If required to adhere to the strict 
requirements ofthe regulations the project site area will be reduced and result in a direct 
causal reduction ofthe number of affordable housing units provided in the project. The 
applicant is a non-profit organization dedicated to building affordable housing projects 
and no correlation exists between the quantity of dwelling units and any goal of achieving 
gross profit, as none exists. The deviations are absolutely necessary to provide the 
greatest number of affordable housing units in the project on a very constrained urban 
infill site. When considering the benefits the proposed project would bring to the 
community and City, staff supports these deviations. Other than the deviations listed 
above, the proposed project will comply with all other regulations ofthe Land 
Development Code and all Council poUcies relevant to the site. 
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Southeast San Diego Planned District - Section 1Q3.1701 

1. The proposed use and project design meet the general purpose and intent of 
this division ofthe Municipal Code, complies with the recommendations ofthe 
Southeast San Diego Planned District for this site, and will not adversely affect the 
Southeast San Diego Community Plan, the City's Progress Guide and General Plan 
or other applicable plans adopted by the City Council in effect for this site. With the 
adoption ofthe amendment to the Southeastern San Diego Community Plan the proposed 
project will be consistent with the land use plan, the Progress Guide and General Plan. 
The commercial project with a residential component will encourage community serving 
retail, civic and office uses at the site. The deviations granted through the Planned 
Development and Site Development Permit are required due in large part as a response to 
the existing infrastructure at and adjacent to the site, the preservation of a significant 
historically important building in the community and to achieve a density and intensity of 
use at the site to create a vibrant dynamic development. The balance of uses, design of 
the structures and use of proposed materials will result in a quality development 
consistent with the urban design standards contained in the Southeastern San Diego 
Planned District Ordinance. The site is zoned CC-3-5 and the project meets the criteria of 
the zoning regulations, as allowed through the approval of a Planned Development 
Permit. 

2. The proposed development shall be compatible with existing and planned land 
uses on adjoining properties and shall not constitute a disruptive element to the 
surrounding neighborhood and community. Architectural harmony with the 
surrounding neighborhood and community shall be achieved as far as practicable. 
The project will be compatible with and not constitute a disruptive element to the 
surrounding neighborhood and community. The surrounding land uses include 
commercial and residential uses. The proposed project wiU provide both commercial and 
residential uses. Commercial uses exist to the west and north, residential uses exist to the 
east and south. Necessary parking will be provided on the site, all Ughting will be 
shielded, trash bins will be enclosed and screened, fencing will be discreet and screened 
with landscaping, buildings will be articulated and constructed using quaUty materials 
and discreet colors, signage wall be the minimum necessary and comply with the City-
wide regulations, open space uses in patios and courtyards will include seating, urban art 
forms, landscaping and plaza water features. 

The project wiU create long term value and offers fiexibiUty in terms of architectural 
design, parking access and phasing in the community. Unique roof forms wiU provide an 
opportunity for creation of solar generated power while creating a new building typology 
in forms reinterpreting the historic character ofthe warehouse district. Diverse window 
patterns, contemporary materials of metals, glass and textures will be incorporated into 
the final design and construction. Building articulation and variety in colors will provide 
a dynamic urban aesthetic. Each ofthe buildings will present a unique architectural 
quaUty composing a sense of individuality. Convenient retail and commercial services 
will provide necessary neighborhood enterprise and social opportunity. The height ofthe 
proposed project will be consistent with other commercial buildings in the neighborhood. 
Direct and focused pedestrian connections from the public rights-of-way through the 
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project will create an openness to the project and encourage pedestrian activity from 
existing adjacent uses. Massing, articulation, detailing, materials and colors will create a 
harmonious project in the community and will provide proper balance and contrast. 

3. The proposed use, because of conditions that have been applied to it, will not 
be detrimental to the health, safety and general welfare of persons residing or 
working in the area, and will not adversely affect other property in the vicinity. 
The permit granted for the project includes conditions to address health, safety and 
welfare of persons residing and or working in the area. The project will enhance other 
properties in the vicinity. The existing construction at the project site included Best 
Management Practices for the construction activity to address storm water runoff and is 
conditioned by Site Development Permit No. 415853, Planned Development Permit 
No. 454025 and Conditional Use Permit No. 431367 to continue the ongoing permanent 
Best Management Practices maintenance, will comply with all requirements of State 
Water Resources Control Board (SWRCB) Order No. 99-08 DWQ and the Municipal 
Storm Water Pemiit, Order No. 2001-01(NPDES General Permit No. CAS000002 and 
CAS0108758), Waste Discharge Requirements for Discharges of Storm Water Runoff 
Associated With Construction Activity. All individual structures will be reviewed by 
professional staff for compliance with all relevant and applicable building, electrical, 
mechanical and fire codes to assure the structure will meet or exceed the current 
regulations. As such the proposed development will not be detrimental to the public 
health, safety, and welfare. 

The permit controlling the development and continued use ofthe development proposed 
for this site contains conditions addressing the project compliance with the City's 
regulations and other regional, state and federal regulations to prevent detrimental 
impacts to the health, safety, and general welfare of persons residing and/or working in 
the area. Conditions of approval require compUance with several operational constraints 
and development controls intended to assure the continued health, safety and general 
welfare of persons residing or working in the area. All Building, Fire, Plumbing, 
Electrical, Mechanical Code and the City regulations governing the construction and 
continued operation ofthe development apply to this site to prevent adverse affects to 
those persons or other properties in the vicinity. The recent amendment ofthe 
Southeastern San Diego Community Plan includes provisions to facilitate the project. 
Therefore, the proposed development will not be detrimental to the pubUc health, safety, 
and welfare. 

4. The proposed use will comply with the relevant regulations of the municipal 
code in effect for this site. The project has been determined to comply with the 
Southeastern San Diego Community Plan and the CC-3-5 use and development 
regulations relevant to the COMM 22 parcel, except as specifically allowed through the 
approval of a Planned Development and Site Development Permit Nine deviations are 
approved with this project from the Land Development Code sections, tables and one 
deviation each from the adopted Street Design Manual, Sewer Design Guide and Water 
Department Facility Design Guidelines, as allowed in the Planned Development and Site 
Development Pennit regulations. All other regulations ofthe CC-3-5 zone will be 
complied with for the life ofthe development. No deviations are granted which will 
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endanger or threaten the safety or health of any persons Uving or working in the 
neighborhood or community. 

Planned Development Permit - Section 126.0604 

A. Findings for all Planned Development Permits 

1. The proposed development will not adversely affect the applicable land use 
plan. The COMM 22 project is a mixed-use, transit oriented development combining 
affordable and senior housing with day care facilities, community serving commercial 
and retail space, office space, market rate live-work lofts, and for-sale town homes. Refer 
to Site Development Permit Finding No. 1 above for additional detail. 

2. The proposed development will not be detrimental to the public health, safety, 
and welfare. The COMM 22 project is a mixed-use, transit oriented development 
combining affordable and senior housing with day care faciUties, community serving 
commercial and retail space, office space, market rate live-work lofts, and for-sale town 
homes. Refer to Site Development Pennit Finding No. 2 above for additional detail. 

3. The proposed development will comply with the regulations ofthe Land 
Development Code. The COMM 22 project is a mixed-use, transit oriented 
development combining affordable and senior housing with day care facilities, 
community serving commercial and retail space, office space, market rate live-work lofts, 
and for-sale town homes. Refer to Site Development Permit Finding No. 3 above for 
additional detail, 

4. The proposed development, when considered as a whole, will be beneficial to 
the community. The existing warehouse building will be renovated and expanded to 
accommodate approximately 62,180 square feet of office and live work space. These 
spaces will be leased to local artists, small businesses and professionals and a 4,800 
square foot bank in the community. Seventy dwelling units of affordable senior housing 
and a 5,447 square foot day care faciUty will be built above a single level underground 
parking garage on the remainder ofthe lot. One hundred twenty-seven dwelling units of 
affordable family housing and 12,945 square feet of retail space will be developed on the 
former maintenance facility and storage yard sites. Family units will be constructed as 
stacked flats over retail and two levels of underground parking. Two levels of 
subterranean parking are possible due to native soil being as deep as eighteen feet 
throughout the site. Seventeen for-sale town-homes will be developed on the remaining 
property. These project features and goals will provide needed housing and development 
in the community. The provision of 127 dwelling units affordable to persons at the 
income range described as 30-50% average median income wiU contribute in a real and 
meaningful way towards the goals of providing affordable housing in the City. Though 
the project will include several deviations to accommodate the design ofthe project, the 
resulting benefits ofthe project will be positive for the community and City of San Diego. 
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5. Any proposed deviations pursuant to Section 126.0602(b)(1) are appropriate 
for this location and will result in a more desirable project than would be achieved if 
designed in strict conformance with the development regulations of the applicable 
zone. Granting the proposed deviations will result in the development of an affordable, 
senior and market rate housing and mixed commercial project at an urban infill site 
owned by the San Diego School District which has several utility and drainage easements 
transecting the site in addition to the adjacent San Diego Trolley line which is aligned 
down the center of Commercial Street. The project site is situated on San Diego School 
District property along the southern side of Commercial Street, between 21st Street and 
Harrison Avenue. The proposed development complies with the Southeastern San Diego 
Community Plan and site-specific development regulations for the COMM 22 parcels, 
except as allowed through the approval of a Planned Development and Site Development 
Permit. Refer to Supplemental Findings-Deviations for Affordable/In-FiU Housing 
Projects and Sustainable Buildings, Finding number 3 for additional information. 

The current site plan allows the project to achieve an optimal density and creates open 
space areas and courtyards rather than dedicating these spaces for parking uses. These 
deviations have been determined to result in a superior project which will amplify the 

• positive effects emanating from the project without which the project would not be 
constructed. The deviations will result in a more desirable project and without these 
minor deviations the benefits of providing the project would not be reaUzed. 

Conditional Use Permit - Section 126.0305 

1. The proposed development will not adversely affect the applicable land use 
plan. The COMM 22 project is a mixed-use, transit oriented development combining 
affordable and senior housing with day care facilities, community serving commercial 
and retail space, office space, market rate live-work lofts, and for-sale town homes. Refer 
to Site Development Permit Finding No. 1 above for additional detail. 

2. The proposed development will not be detrimental to the public health, 
safety, and welfare. The COMM 22 project is a mixed-use, transit oriented development 
combining affordable and senior housing with day care facilities, community serving 
commercial and retail space, office space, market rate live-work lofts, and for-sale town 
homes. Refer to Site Development Permit Finding No. 2 above for additional detail. 

3. The proposed development will comply to the maximum extent feasible with 
the regulations of the Land Development Code. The COMM 22 project is a mixed-
use, transit oriented development combining affordable and senior housing with day care 
faciUties, community serving commercial and retail space, office space, market rate Uve-
work lofts, and for-sale town homes. Refer to Site Development Permit Finding No. 3 
above for additional detail. 

4. The proposed use is appropriate at the proposed location. The COMM 22 
project is a mixed-use, transit oriented development combining affordable family and 
senior housing with day care faciUties, community serving commercial and retail space. 
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office space, market rate Uve-work lofts, and for-sale town homes. The office space and 
live-work lofts will be housed in a rehabilitated warehouse building. The remainder ofthe 
development will consist of new constmction. In addition to the proposed uses on site, 
the development will include enhanced plaza areas for public gathering, strong pedestrian 
connectivity throughout the site, and convenient access to pubUc transportation. 

The project site is surplus San Diego City Schools property along the southern side of 
Commercial Street, between 21st Street and Harrison Avenue. The proposed mixed use 
commercial development on 4.58 acres of a site is designated for Community 
Commercial uses in the Southeastern San Diego Community Plan. The community 
commercial designation and the application ofthe CC-3-5 zone to the site is intended to 
accommodate development with a high intensity, pedestrian orientation with a maximum 
of one dwelling unit per 1,500 square feet of lot area where the minimum lot coverage is 
thirty-five percent, the allowed floor area ratio is 2.0 and the maximum height ofthe 
buildings may be one hundred feet. With the adoption ofthe amendment to the 
Southeastern San Diego Community Plan, the proposed project is consistent with the 
policies and guideiines ofthe Plan. The senior housing segment ofthe project will be 
located adjacent to a child care center, community serving retail uses and will have 
convenient access to public transportation and the San Diego Trolley line within 
Commercial Street. The nroposed project is an excellent use for the unused site and will 
provide a substantial benefit to the community and City of San Diego. For additional 
supporting information refer to Southeast San Diego Planned District Finding No. 2 
above. 

The above findings are supported by the minutes, maps and exhibits, all of which are 

herein incorporated by reference. 

BE IT FURTHER RESOLVED, that the recommendation of the Planning Commission is 

sustained, and Site Development Permit [SDP] No. 415853, Planned Development Pennit [PDP] 

No. 454025 and Conditional Use Permit [CUP] No. 431367 is granted to San Diego to San 

Diego Unified School District, A school district organized and existing under the laws of the 

State of California, Owner, and COMM 22, LLC, a California limited liability corporation, 
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f Permittee, under the terms and conditions set forth in the permit attached hereto and made a part 

hereof. 

APPROVED: MICHAEL AGUIRRE, City Attorney 

By 

i ; 

Shirley Edwards 
Deputy City Attorney 

ATTY/SEC- INITIALS 
DATE 
Or.Dept:Clerk 
R-INSERT 
Fonn:=perTnitr.frm(61203wct) 
Reviewed by John S. Fisher 
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JOB ORDER NUMBER: 424564 

Attachment 16 

RECORDING REQUESTED BY 
CITY OF SAN DIEGO 

DEVELOPMENT SERVICES 
PERMIT INTAKE, MAIL STATION 501 

WHEN RECORDED MAIL TO 
PROJECT MANAGEMENT 

PERMIT CLERK 
MAIL STATION 501 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

Site Development Pennit No. 415853, Planned Development Pennit No. 454025 
and Conditional Use Permit No. 431367 

COMM 22 [MMRP] PTS#122002 
City Council 

This Site Development Permit [SDP] No. 415853, Planned Development Permit [PDP] No. 
454025 and Conditional Use Pennit [CUP] No. 431367 is granted by the Council ofthe City of 
San Diego to San Diego Unified School District, A school district organized and existing under 
the laws ofthe State of CaUfomia, Owner, and COMM 22, LLC, a CaUfomia limited liability 
coroporation, Permittee, pursuant to San Diego Municipal Code [SDMC] section 126.0501, 
126.0601 and 126.0301. The 4.58 acre site is located at 2101, 2107, 2145 Commercial Street and 
1826 Irving Avenue in the CC-3-5 Zone ofthe Southeastern San Diego Community Plan area. 
The project site is legally described as [see attached legal description, Exhibit "B"]. 

Subject to the terms and conditions set forth in this Permit, permission is granted to 
Owner/Permittee to develop a project with 252 dwelling units, 27,835 square feet of commercial 
retail and office space and a 5,447 square foot child day care faciUty for a maximum of 74 
children and 13 staff. Ofthe 252 dwelling units, the project would provide 27 market rate 
live/work lofts, 11 studio apartments, 127 affordable family and 70 senior housing apartments, 
and 17 for-sale market rate condominiums. The office space and live-work lofts will be housed 
in a rehabilitated warehouse building. The remainder ofthe development will consist of new 
construction, described and identified by size, dimension, quantity, type, and location on the 
approved exhibits [Exhibit "A"] dated [INSERT Approval Date], on file in the Development 
Services Department 

The project shaU include: 

a. A mixed use commercial and residential development with 252 dwelling units, 27,835 
square feet of commercial retail and office space and a 5,447 square foot child day care 
faciUty for a maximum of 74 children and 13 staff. Ofthe 252 dwelling units, the 
project would provide 27 market rate live/work lofts, 11 studio apartments, 127 
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affordable family and 70 senior housing apartments, and 17 for-sale market rate 
condominiums. The office space and Uve-work lofts will be housed in a rehabilitated 
warehouse building. The remainder ofthe development will consist of new 
construction; 

Nine deviations are approved with this project from the Land Development Code 
sections, tables and one deviation each from the adopted Street Design Manual, Sewer 
Design Guide and Water Department FaciUty Design Guidelines. The deviations are to 
provide relief from the following Land Development Code regulations: 1) 131.0531 
and Table 131-5E, 2) 131.0531 and Table 131-5E,3) Section 131.0531 and Table 131-
05E. 4) Section 131.0540(c), 5) Section 131.0552, 6) Section 131.0554 and Table 131-
05F, 7) Section 132.0905, 142.0510,142.0525, 142.0530 and 142.0560, 8) Landscape 
Regulations Table 142-04D and 9) Section 142.0409(a)l. Specifically these deviations 
are: 

1) Develop Site C with 17 dwelling units; 

2) Maximum front setback of 15 feet where the CC-3-5 Zone allows a maximum front 
setback of 10 feet; 

3) Side and rear setback of five feet where the structure on Site C would be required 
either be placed at the property line or shall be set back at least ten feet; 

4) Zero to four offsetting planes on building facades fronting the pubUc right-of-way 
where a minimum of six offsetting planes are required per building facade; 

5) Less than 50 percent ofthe street wall between 3 and 10 feet above the sidewalk to 
be transparent where the CC-3-5 Zone requires a minimum of 50 percent to be 
transparent; 

6) Residential use and residential parking on the ground floor in the front 30 feet ofthe 
lot where these uses are prohibited; 

7) Implement alternative parking standards. Four specific deviations are included in 
this request: reduce the parking ratio for the senior housing component from 1.0 per 
unit to 0.60 spaces per unit and provide six total guest parking stalls; provide all ofthe 
parking required for Building 1A on Site B; parking ratio for the commercial retail uses 
wiU be 2.1 spaces per 1000 square feet; count tandem parking spaces as two stalls 
where tandem spaces are normally counted as one space; and allow residential parking 
along the first thirty feet ofthe lot for Site C where the CC-3-5 zone prohibits parking 
in this area. 

8) Less than one tree within 30 feet of each parking space along the alley on the 
southwestern side of Site B; and 

9) Unconventional tree spacing along the western portion of Commercial Street 
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The Street Design Manual deviation allows for a ten foot parkway along Commercial 
Street; the Sewer Design Guide deviation allows installation ofthe new wastewater line 
on Commercial as close to the south curb line as possible; and the Water Department 
FaciUty Design Guidelines deviation allows a new water main in the 22nd' Street right-
of-way yet beneath the curb and sidewalk under the pedestrian pop-outs at the 
intersection of 22nd" and Commercial Street and at Harrison Avenue and Commercial 
Street. 

b. Landscaping (planting, irrigation and landscape related improvements); 

c. Off-street parking; and 

d. Accessory improvements detennined by the Development Services Department to be 
consistent with the land use and development standards in effect for this site per the 
adopted community plan, CaUfomia Environmental Quality Act Guidelines, public and 
private improvement requirements ofthe City Engineer, the underlying zone(s), 
conditions of this Permit, and any other appUcable regulations ofthe SDMC in effect 
for this site. 

STAINUAKU REQUIREMENTS: 

1. This permit must be utilized within thirty-six (36) months after the date on which all rights 
of appeal have expired. Failure to utilize and maintain utilization of this pennit as described in 
the SDMC will automatically void the permit unless an Extension of Time has been granted. 
Any such Extension of Time must meet all SDMC requirements and applicable guidelines in 
affect at the time the extension is considered by the appropriate decision maker. 

2. No permit for the construction, occupancy or operation of any facility or improvement 
described herein shaU be granted, nor shall any activity authorized by this Permit be conducted 
on the premises until: 

a. The Owner/Permittee signs and returns the Permit to the Development Services 
Department; and 

b. The Permit is recorded in the Office ofthe San Diego County Recorder. 

3. Unless this Pennit has been revoked by the City of San Diego the property included by 
reference within this Permit shall be used only for the purposes and under the terms and 
conditions set forth in this Permit unless otherwise authorized by the Development Services 
Department. 

4. This Permit is a covenant running with the subject property and shall be binding upon the 
Owner/Permittee and any successor or successors, and the interests of any successor shall be 
subject to each and every condition set out in this Permit and all referenced documents. 
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5. The continued use of this Pennit shall be subject to the regulations of this and any other /-••. 
appUcable governmental agency. 

6. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this pennit to violate any Federal, State or City laws, ordinances, regulations or poUcies 
including, but not limited to, the Endangered Species Act of 1973 [ESA] and any amendments 
thereto (16 U.S.C. § 1531 et seq.). 

7. The Owner/Permittee shall secure all necessary building permits. The Owner/Permittee is 
informed that to secure these permits, substantial modifications to the building and site 
improvements to comply with appUcable building, fire, mechanical and plumbing codes and 
State law requiring access for disabled people maybe required. 

8. Construction plans shall be in substantial conformity to Exhibit "A." No changes, 
modifications or alterations shaU be made unless appropriate applications) or amendment(s) to 
this Permit have been granted. 

9. All ofthe conditions contained in this Permit have been considered and have been 
determined to be necessary in order to make the findings required for this Permit. It is the intent 
of the City that the holder of this Permit be required to comply with each and every condition in 
order to be afforded the special rights which the holder ofthe Permit is entitled as a result of 
obtaining this Permit. 

In the event that any condition of this Permit, on a legal challenge by the Owner/Permittee 
of this Permit, is found or held by a court of competent jurisdiction to be invalid, unenforceable, 
or unreasonable, this Permit shall be void. However, in such an event, the Owner/Permittee shall 
have the right, by paying applicable processing fees, to bring a request for a new pennit without 
the "invalid" conditions(s) back to the discretionary body which approved the Permit for a 
detennination by that body as to whether all ofthe findings necessary for the issuance ofthe 
proposed permit can still be made in the absence ofthe "invalid" condition(s). Such hearing 
shall be a hearing de novo and the discretionary body shall have the absolute right to approve, 
disapprove, or modify the proposed permit and the condition(s) contained therein. 

10. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, 
officers, and employees from any and all claims, actions, proceedings, damages, judgments, or 
costs, including attorney's fees, against the City or its agents, officers, or employees, including, 
but not limited to, any to any action to attack, set aside, void, challenge, or annul this 
development approval and any environmental document or decision. The City will promptly 
notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees. The City may elect 
to conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, 
Owner/Permittee shall pay all ofthe costs related thereto, including without limitation reasonable ,- -
attorney's fees and costs. In the event of a disagreement between the City and Owner/Permittee ^ ' 
regarding Utigation issues, the City shall have the authority to control the Utigation and make 
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Utigation related decisions, including, but not limited to, settlement or other disposition ofthe 
matter. However, the Owner/Permittee shall not be required to pay or perform any settlement 
unless such settlement is approved by Owner/Permittee. 

11. This Pennit may be developed in phases. Each phase shall be constructed prior to sale or 
lease to individual owners or tenants to ensure that all development is consistent with the 
conditions and exhibits approved for each respective phase per the approved 
exhibit "A." 

ENVIRONMENTAL/MITIGATION REQUIREMENTS: 

12. Mitigation requirements are tied to the environmental document, specifically the Mitigation, 
Monitoring, and Reporting Program (MMRP). These MMRP conditions are incorporated into 
the permit by reference or authorization for the project 

13. The mitigation measures specified in the Mitigation Monitoring and Reporting Program, 
and outlined in Mitigated Negative Declaration No. 122002, shall be noted on the construction 
plans and specifications under the heading ENVIRONMENTAL/MITIGATION 
REQUIREMENTS. 

14. The Owner/Permittee shaU comply with the Mitigation, Monitoring, and Reporting Program 
(MMRP) as specified in Mitigated Negative Declaration No. 122002 satisfactory to the 
Development Services Department and the City Engineer. Prior to issuance of any construction 
pemiit, all conditions ofthe MMRP shall be adhered to, to the satisfaction ofthe City Engineer. 
All mitigation measures as specifically outlined in the MMRP shall be implemented for the 
following issue areas: 

Paleontonlogical Resources, 
Historical (Archaeological and Architecture), 
Human Health and Public Safety (Hazardous Materials) and 
Transportation/Circulation 

15. Prior to issuance of any construction permit, the Owner/Permittee shall pay the Long Term 
Monitoring Fee in accordance with the Development Services Fee Schedule to cover the City's 
costs associated with implementation of pennit compliance monitoring. 

16. Prior to foundation inspection, the Owner/Permittee shall submit a copy ofthe approval of 
the property mitigation plan from the lead agency under the California EPA Site Designation 
Program, to the satisfaction ofthe City Manager. 

17. Prior to the final inspection, the Owner/Permittee shall submit evidence ofthe approval of 
the implementation ofthe property mitigation plan by the lead agency under the CaUfomia EPA 
Site Designation Program, to the satisfaction ofthe City Manager. 
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AFFORDABLE HOUSING REQUIREMENTS: f 

18. The project is subject to the Affordable Housing Requirements ofthe City's Inclusionary 
Housing Ordinance, SDMC §142.1300. The Owner/Permittee has elected to provide 197 
affordable housing units on-site as detailed on the conceptual plans and in the project description. 
Prior to receiving the first residential building permit, the Owner/Permittee must enter into an 
agreement with the San Diego Housing Commission to assure the restricted units are built and 
occupied by the appropriate households. 

LANDSCAPE REQUIREMENTS: 

19. Prior to issuance of any engineering permits for public improvements, the Owner/Permittee 
shall submit complete landscape construction documents for right-of-way improvements to the 
Development Services Department for approval. Improvement plans shall take into account a 
forty square foot area around each tree which is unencumbered by utiUties. Driveways, utilities, 
drains, water and sewer laterals shall be designed so as not to prohibit the placement of street 
trees. 

20. Prior to issuance of any construction permits for buildings, the Owner/Permittee shall 
submit complete landscape and irrigation construction documents consistent with the Land 
Development Manual, Landscape Standards to the Development Services Department for 
approval. The construction documents shall be in substantial conformance with Exhibit "A." 

21. Prior to issuance of any Certificate of Occupancy, it shall be the responsibility of the 
Owner/Permittee to install all required landscape and obtain all required landscape inspections. 
A "No Fee" Street Tree Permit shall be obtained for the installation, establishment, and on-going 
maintenance of all street trees. 

22. The Owner/Permittee shall maintain all landscape in a disease, weed and litter free 
condition at all times. Severe pruning or "topping" of trees is not permitted. The trees shall be 
maintained in a safe manner to allow each tree to grow to its mature height and spread. 

23. The Owner/Permittee shall be responsible for the maintenance of all landscape 
improvements in the right-of-way consistent with the Land Development Manual, Landscape 
Standards. 

24. If any required landscape, including existing or new plantings, hardscape, landscape 
features, et cetera, indicated on the approved construction document plans is damaged or 
removed during demolition or construction, the Owner/Permittee is responsible to repair and/or 
replace any landscape in kind and equivalent size per the approved documents to the satisfaction 
of the Development Services Department within 30 days of damage or prior to a Certificate of 
Occupancy. 

Page 6 of 12 



001041 
Attachment 16 

PLANNING/DESIGN REQUIREMENTS: 

25. No fewer than 485 off-street parking spaces (447 spaces required) of which 13 spaces are 
accessible parking spaces, 21 motorcycle spaces, 78 bicycle spaces shall be maintained on the 
property at all times in the approximate locations shown on the approved Exhibits "A," on file in 
the Office ofthe Development Services Department. Parking spaces shall comply at all times 
with requirements ofthe Land Development Code and shall not be converted for any other use 
unless otherwise authorized by the City Manager. 

This will provide the project the flexibility to repond to necessary and unavoidable changes in 
design as long as the total number of parking spaces is between the required 447 and proposed 
485 spaces. 

26. A topographical survey conforming to the provisions ofthe SDMC may be required if it is 
determined, during construction, that there may be a conflict between the buiiding(s) under 
construction and a condition of this Permit or a regulation ofthe underlying zone. The cost of 
any such survey shall be borne by the Owner/Permittee. 

27. All signs associated with this development shall be consistent with sign criteria established 
by sign regulations ofthe City-wide sign regulations. 

28. The Owner/Permittee shall post a copy ofthe approved discretionary permit and Vesting 
Tentative Map in the sales office for consideration by each prospective buyer. 

29. All private outdoor lighting shall be shaded and adjusted to fall on the same premises where 
such lights are located and in accordance with the applicable regulations in the SDMC. 

TRANSPORTATION REQUIREMENTS 

30. The Owner/Permittee shall provide a shared parking agreement between Site A and Site B 
in order to provide 112 parking spaces in buildings 2 and 3 to be utiUzed by proposed uses in 
buildings 1 and 1 A as described on Exhibit A, satisfactory to the City Engineer. 

31. Prior to the issuance ofthe first building permit, the Owner/Permittee shall revise floor 
plans of proposed units in buildings 4A and 4C to modify dimensions of tandem garages to a 
minimum clear parking area of 9.5' (width) x 37' (depth), satisfactory to the City Engineer. 

32. Prior to the issuance ofthe first building pennit, the Owner/Permittee shaU provide 
enhanced vehicular paving within property boundaries only and not within the pubUc right-of-
way including public alleys and streets, satisfactory to the City Engineer. 

33. Prior to the issuance ofthe first building permit, the Owner/Permittee shall provide a 
minimum of 12 feet from the edge line ofthe existing trolley line and where on-street parking is 
provided there shall be a minimum of 20 foot separation, satisfactory to the City Engineer. 
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34. This project shall comply with all current street Ughting standards according to the City of 
San Diego Street Design Manual (Document No. 297376, filed November 25, 2002) and the 
amendment to Council Policy 200-18 approved by City Council on February 26, 2002 by 
Resolution R-296141, satisfactory to the City Engineer. This may require, yet not be limited to, 
installation of new street Ught(s), upgrading light from low pressure to high pressure sodium 
vapor and/or upgrading wattage. 

WASTEWATER REQUIREMENTS: 

35. Prior to the issuance of any grading permits, the Owner/Permittee shaU relocate onsite 
public sewer mains, satisfactory to the MetropoUtan Wastewater Department Director. All 
associated public easements shall be vacated, satisfactory to the Metropolitan Wastewater 
Department Director. 

36. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit 
and bond, the upgrade and construction of all public sewer faciUties deemed necessary by the 
accepted sewer study, satisfactory to the Metropolitan Wastewater Department Director. 

37. Prior to the issuance of any grading permits, the Owner/Permittee shall grant adequate 
sewer, and/or access easements, including vehicular access to each manhole, for all public sewer 
facilities that are not located within pubUc the right of way, satisfactory to the Metropolitan 
Wastewater Department Director. 

38. No structures or landscaping that would inhibit vehicular access shall be installed in or over 
any sewer access easement. 

39. Prior to the issuance of any public improvement or building pennits, the Owner/Permittee 
shall obtain an Encroachment Maintenance and Removal Agreement for all approved structures 
or landscaping, including private sewer facilities and enhanced paving, installed in or over any 
sewer easement. 

40. Prior to the issuance of any grading permits, the Owner/Permittee shall provide a letter of 
permission from each property owner whose private lateral will be relocated due to this 
development. 

41. Prior to the issuance of any grading permits, the existing public sewer mains that are to be 
relocated shall be inspected using a closed-circuit television (CCTV) by a California Licensed 
Plumbing Contractor to verify all laterals are reconnected to the proposed new public sewer 
main. 

42. Prior to the issuance of any grading pennits, the Owner/Permittee shall record a permanent 
Encroachment Removal and Maintenance Agreement for the curbs and surface improvements 
located within 10 feet of public sewer mains, satisfactory to the MetropoUtan Wastewater 
Department Director. 
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43. Prior to the issuance of any engineering or building permits, the Owner/Permittee shall 
provide evidence, satisfactory to the Metropolitan Wastewater Department Director, indicating 
that each condominium will have its own sewer lateral or provide CC&R's for the operation and 
maintenance of onsite private sewer mains that serve more than one ownership. 

44. The Owner/Permittee shall design and construct all proposed pubUc sewer facilities to the 
most cunent edition of the City of San Diego's Sewer Design Guide. 

45. Proposed private underground sewer facilities located within a single lot shall be designed 
to meet die requirements of the California Uniform Plumbing Code and shall be reviewed as part 
ofthe building permit plan check. 

WATER REQUIREMENTS: 

46. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit 
and bond, the design and construction ofthe public water facilities, as identified in the accepted 
water study, necessary to serve this development, in a manner satisfactory to the Water 
Department Director and the City Engineer, maintaining redundancy throughout the phasing of 
construction. 

47. Prior to the issuance of any building permits, the Owner/Permittee shall cut, plug, and 
abandon the existing pubUc water faciUties, located wdthin the portion of Irving Avenue right-of-
way proposed to be vacated traversing the project site, in a manner satisfactory to the Water 
Department Director and the City Engineer. 

48. Prior to the issuance of any building pennits, the Owner/Permittee shall assure, by pennit 
and bond, the design and construction of new water service(s), including domestic, fire and 
irrigation, in a manner satisfactory to the Water Department Director and the City Engineer. 

49. Prior to the issuance of any building permits, the Owner/Permittee shall apply for a 
plumbing pennit for the installation of appropriate private back flow prevention device(s) 
(BFPD) on each water service (domestic, fire, and irrigation), in a manner satisfactory to the 
Water Department Director and the City Engineer. The Water Department will not allow the 
BFPDs to be located below grade or within any proposed structure. 

50. Prior to the issuance of any certificates of occupancy, the Owner/Permittee shall install fire 
hydrants at locations satisfactory to the Fire Department, the Water Department Director, and the 
City Engineer. Any proposed fire hydrant installation not conforming to Water Department 
standards for public fire hydrants, shall be private. 

51. Prior to the issuance of any building permits, the Owner/Permittee shall provide CC&Rs for 
the operation and maintenance of all private water faciUties that serve or traverse more than a 
single unit or lot. 

52. Prior to the issuance of any building pennits, the Owner/Permittee shall process 
Encroachment Maintenance and Removal Agreement (EMRA) for aU acceptable encroachments 
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of structures or landscaping into any easement containing public water faciUties. No structures 
or landscaping of any kind shall be installed in or over any vehicular access roadway. 

53. Prior to the issuance of any certificates of occupancy, public water facilities necessary to 
serve the development, including services, shall be complete and operational in a manner 
satisfactory to the Water Department Director and the City Engineer. 

54. The Owner/Permittee agrees to design and construct all proposed public water facilities in 
accordance with estabUshed criteria in the most current edition ofthe City of San Diego Water 
FaciUty Design Guidelines and City regulations, standards and practices pertaining thereto. 
PubUc water facilities, as shown on approved Exhibit "A," shall be modified at final engineering 
to comply with standards. 

MTS REQUIREMENTS: 

55. Before construction begins the Owner/Permittee must contact Tim Allison 
MTS right-of-way manager, at (619-699-4903) to determine if a right-of-entry permit will be 
required. 

INFORMATION ONLY: 

• Any party on whom fees, dedications, reservations, or other exactions have been imposed 
as conditions of approval of this development permit, may protest the imposition within 
ninety days ofthe approval of this development pennit by filing a written protest with the 
City Clerk pursuant to California Government Code §66020. 

• This development may be subject to impact fees at the time of construction permit issuance 

APPROVED by the Council ofthe City of San Diego on [date and resolution number] . 
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Permit Type/PTS Approval No.: SDP No. 415853, PDP No. 
454025 and CUP No. 431367 

Date of Approval: 

AUTHENTICATED BY THE DEVELOPMENT SERVICES DEPARTMENT 

Patti Boekamp 
Interim Development Services Director 

NOTE: Notary acknowledgment 
must be attached per Civil Code 
section 1180 et seq. 

The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 

San Diego Unified School District, 
A school District organized and existing 
Under the laws of the State of California 

Owner 

By 
Peter M. Iverson 
Interim Executive Director, Facilities 
San Diego Unified School District 

NOTE: Notary acknowledgments 
must be attached per Civil Code 
section 1180 etseq. 

I i 
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The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 

COMM 22, LLC 
a California limite liability corporation 

Permittee 

By 
Amulfo Manriquez 
COMM 22. LLC 
Chief Operations Officer 
MetropoUtan Area Advisory Committee on 
Anti Poverty of San Diego County 
Inc., A California nonprofit public benefit 
corporation 

NOTE: Notary acknowledgments 
must be attached per Civil Code 
section 1180 etseq. 

\ ) 
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COMM 22 Ownership Disclosure 

San Diego City School District, 
CaUfomia Department of Education, Owner, and 

COMM 22, LLC, Applicant 

COMM 22, LLC is composed of three partners: 

BRIDGE Economic Development Corporation, 
a Nonprofit Public Benefit Corporation; 

MAAC Project 
a Nonprofit Public Benefit Corporation; and 

Bronze Triangle CDC, 
a Nonprofit PubUc Benefit Corporation. 

BRIDGE Economic Development Corporation, Board of Directors: 

Carol Galante, President 
Lydia Tan, Vice President 

Susan Johnson, Vice President/Secretary 
D. Kemp Valentine, Vice President/CFO 

MAAC Project, Board of Directors: 

Antonio Pizano, President/CEO 
Roger E. Caldwell, Vice President 

Austin Foye, CFO 

Bronze Triangle CDC, Board of Directors: 

Gale R. Walker, President 
Rev. John Green, Vice President 

Ronisha Slack, Secretary 
Kursat MisroUoglu, CFO 
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PROJECT DATA SHEET 

PROJECT NAME: 

PROJECT DESCRIPTION: 

COMMUNITY PLAN 
AREA: 

DISCRETIONARY 
ACTIONS: 

COMMUNITY PLAN LAND 
USE DESIGNATION: 

COMM 22 - Project 122002 
252 dwelling units, 27,835 square feet of commercial 
retail and office space and a 5,447 square foot child day 
care facility for a maximum of 74 children and ISstaff. 
Of the 252 dwelling units, the project would provide 27 
market rate live/work lofts in an existing warehouse, 11 
studio apartments, 127 affordable family and 70 senior 
housing apartments, and 17 for-sale market rate 
condominiums. 

Southeastern San Diego 

Land Use Plan Amendment, Rezone, Public Right-of-
Way & Easement Vacation, Vesting Tentative Map, 
Planned Development Permit, Conditional Use Permit, 

Commercial Mixed Use 

ZONING INFORMATION: 
ZONE: CC-3-5 

HEIGHT LIMIT: 100 feet 
LOT SIZE: 2,500 square feet 

FLOOR AREA RATIO: 2.0 plus 2.0 for mixed use (4.0 maximum) 
FRONT SETBACK: 0 feet minimum, 10 feet maximum 

SIDE SETBACK: 10 feet, option for 0 feet 
STREETSIDE SETBACK: 0 feet minimum, 10 feet maximum 

REAR SETBACK: 10 feet, option for 0 feet 
PARKING: 485 parking spaces required. 

ADJACENT PROPERTIES: 

NORTH: 

SOUTH: 

EAST: 

LAND USE 
DESIGNATION & 
ZONE 

Industrial; I-l . 

Multi-family; MF-3000. 

Industrial and Multi-
family; I-l and MF-
3000. 

EXISTING LAND USE 

Commercial Street and 
Trolley Line. 

Single and multi-family units. 

Recycling collection and 
single family units. 
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WEST: 

DEVIATIONS OR 
VARIANCES REQUESTED: 

COMMUNITY PLANNING 
GROUP 
RECOMMENDATION: 

Industrial and Multi-
family; I-l and MF-
3000. 

Storage warehouse, single and 
multi-family units. 

1) Develop density ofthe land use plan which 
exceeds base zone density; 

2) Maximum front setback of 15 feet where the 
CC-3-5 Zone allows a maximum front setback 
of 10 feet; 

3) Side and rear setback of five feet where the 
structure on Site C would be required either be 
placed at the property line or shall be set back 
at least ten feet; 

4) Zero to four offsetting planes on building 

a minimum of six offsetting planes are required 
per building facade; 

5) Less than 50 percent of the street wall 
between 3 and 10 feet above the sidewalk to be 
transparent where the CC-3-5 Zone requires a 
minimum of 50 percent to be transparent; 

d 

6) Residential use and residential parking on 
the ground floor in the front 30 feet of the lot 
where these uses are prohibited; 

7) Implement alternative parking standards. 

8) Less than one tree within 30 feet of each 
parking space along the alley on the 
southwestern side of Site B; and 

9) Unconventional tree spacing along the 
western portion of Commercial Street 

On September 18,2007 the Southeastern San Diego 
Community Planning Committee voted 7:0:0 to 
recommend approval of the proposed actions, with 
concerns 

r 
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DEVELOPMENT SERVICES 

Project Chronology 
Carmel Valley Neighborhood 10 - PTS# 72526 

D a t e 

10/07/05 

12/06/05 

07/26/06 

08/30/06 

03/07/07 

04/06/07 

05/02/07 

05/23/07 • 

05/23/07 

06/21/07 

Act ion 

First Submittal 

First Assessment Letter 

Second Submittal 

Second Review Complete 

Third Submittal 

Third Review Complete 

Fourth Submittal 

Fourth Review Complete 

Issues Complete 

Public Hearing 

TOTAL STAFF TIME 

TOTAL APPLICANT TIME 

TOTAL PROJECT RUNNING TIME 

Descr ip t ion 

Project Deemed Complete 

From Deemed Complete to Planning 
Commission 

C i ty 

Rev iew 

T i m e 

60 days 

35 days 

30 days 

21 days 

0 days 

29 days 

175 days 

A p p l i c a n t 

R e s p o n s e 

232 days 

189 days 

26 days 

447 days 

20 months and 22 days 

OA VJ ,:• Xl< 
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DEVELOPMENT SERVICES 

Project Chronology 
COMM 22 - PTS# 122002 

Date 

5/15/07 

6/14/07 

07/25/07 

08/10/07 

09/05/07 

09/17/07 

09/17/07 

10/11/07 

Action 

First Submittal 

First Assessment Letter 

Second Submittal 

Second Review Complete 

Third Submittal 

Third Review Complete , 

Issues Complete 

Public Hearing 

TOTAL STAFF TIME 

TOTAL APPLICANT TIME 

TOTAL PROJECT RUNNING TIME 

Description 

Project Deemed Complete 

From Deemed Complete to Planning 
Commission 

City 
Review 
Time 

22 days 

12 days 

5 days 

Odays 

18 days 

57 days 

Applicant 
Response 

29 days 

18 days 

47 days 

3 months and 14 days 

Oi flCi i-^ \"A 

B ^ C -
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O 
/ivuuaistc f •?/• viewing in the 

Office ofthe rV/v r w 
Cab 2nd floor 

Amendment to the 

Southeastern San Diego Community Plan 

1 U 1 

< • ) 

COMM 22 - Project No. 122022 

u 
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CjtV^o/ San Diego 

Land Development 
Review Division 
(619)446-5460 

FINAL 
Mitigated Negative Declaration 

Project No. 122002 
SCH No. (PENDING) 

Available for viewine injtw 
Office ofthe Citv Clerl-

Cab 2 n d floor 

J 

SUBJECT: COMM 22. Community Plan Amendment to change the project site's land use 
designation as identified in the Southeastern San Diego Community Plan from 
Industrial and Residential to Community Commercial; a Rezone from SESDPD T-
1 and SESDPD-MF-3000 to CC-3-5; Public Right of Way Vacation to vacate a 
portion of Irving Avenue and 22nd Street; Easement Vacation to vacate drainage, 
sewer, and utility easements: and Vesting Tentative Map, Planned Development 
Permit, Conditional Use Permit, and a Site Development Pennit to construct and 
allow uses for senior housing; a childcare facility, retail space; live/work quarters; 
and residential apartments and condominiums. The project is located on three 
sites along Commercial Street, between 21st Street and Harrison Avenue, within 
the Southeastern San Diego Community Plan and Transit Area. Applicant: 
COMM 22, LLC. 

V 

UPDATE: In response to comments received during the draft public review period, 
minor text revisions have been incorporated into the final document and are 
shown in a strikeout/underline format. These clarifications do not affect the 
environmental analysis or conclusions of this document; new environmental 
impacts have not been identified as a result of these changes; and new 
mitigation measures would not be required. Therefore the clarifications to 
the document would not be considered substantial revisions under CEQA 
and recirculation of the environmental document would not be required in 
accordance with CEQA Section 15073.5(c)-Recirculation of a Negative 
Declaration prior to Adoption. 

I. PROJECT DESCRIPTION: See attached Initial Study. 

H. ENVIRONMENTAL SETTING: See attached Initial Study. 

III. DETERMINATION: 

The City of San Diego has conducted an Initial Study and determined that the proposed 
project will not have a significant environmental effect and the preparation of an 
Environmental Impact Report will not be required. 

IV. DOCUMENTATION: 

The attached Initial Study documents the reasons to support the above Determination. 

V. MITIGATION, MONITORING AND REPORTING PROGRAM: 

NO 


